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Greater Sydney Commission 
Draft District Plans 
PO Box 257 
PARRAMATTA  NSW  2124 
 
Submitted via email:  gsc.nsw.gov.au 
 
 
 
 
Dear Sir/Madam, 
 
SUBMISSSION IN RESPONSE TO THE DRAFT SOUTH AND CENTRAL DISTRICT PLANS 

 
We request that the Greater Sydney Commission (GSC) considers the attached submission in 
response to exhibition of Towards our Greater Sydney 2056 and the associated Draft South 

District Plan and Draft Central District Plan. 
 
This submission has been prepared by JBA on behalf of the Kingsgrove South Precinct Landowners 
Group and is supported by an Economic Analysis prepared by AEC and Transport Assessment 
prepared by ARUP. 
 
Sydney is currently experiencing significant economic growth and relatively low levels of 
unemployment, but there is a deepening housing affordability crisis. A holistic approach to 
managing these planning priorities across our city is needed.  Given the strategic location of 
Kingsgrove, Transit-Oriented Development can play a critical role in integrating jobs and housing, 
close to established transport infrastructure. 
 
We recommend that the GSC commence planning for the emergence of a new town centre at 
Kingsgrove –  a town centre that contributes to the GSC’s objectives for Sydney’s Productive, 
Liveable and Sustainable future.  The Kingsgrove South Precinct can provide a significant catalyst 
for this change. 
 
We request that the GSC considers the attached document, and we welcome the opportunity to 
further contribute to this important planning for Sydney’s future. 
 
Yours sincerely,  

 
Caroline Squires 
Associate, Urban Economics 



KINGSGROVE 2036 AN OPPORTUNITY FOR A NEW TOWN CENTRE
SUBMISSION ON THE DRAFT SOUTH DISTRICT PLAN PREPARED FOR KINGSGROVE PRECINCT LANDOWNERS GROUP
31 MARCH 2017 
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Strategic Context 

 � Split across 3 LGAs – Georges River, 
Canterbury–Bankstown and Bayside 
–Kingsgrove lacks a comprehensive 
strategic plan or vision

 � Kingsgrove has been largely overlooked 
in Metropolitan, District and Local 
planning strategies

 � Current land use and zoning does not 
maximise the opportunity to deliver 
on these planning priorities in such a 
strategic, middle-ring location

 � Consistent with A Plan for Growing 
Sydney (2014) that underpins the draft 
South District Plan (2016), a balanced 
approach to the Productivity, Liveability 
and Sustainability priorities for our City 
is required

 � Strategic context has lead to a lack 
of focus on jobs, housing supply and 
affordability in Kingsgrove

 � Kingsgrove is part of an identified urban 
renewal corridor along the T2 rail line in 
A Plan for Growing Sydney  

 
Key Drivers for Change 

 � Kingsgrove benefits from excellent public 
transport accessibility in all directions 
and is located on a network with 
additional capacity

 � The existing rail, bus and road network 
places Kingsgrove within a 30 minute 
commute from a large number of 
strategic centre and employment 
precincts

 � There has been little residential 
development at scale in Kingsgrove 
where, despite an extremely buoyant 
housing market, ABS dwelling 
completions data shows 111 new 
dwellings were constructed between 
2003-2013 (an average of just 11 
additional dwellings per year)

 � The Kingsgrove South Precinct is 
transitioning to higher order jobs at 
higher densities.  Reinvestment in 
appropriate built form and improved 
worker amenity/tenant requirements is 
needed to support this transition

 � The Precinct can deliver master planned 
outcomes through infrastructure 
funding to support the delivery of open 
space, improved pedestrian access and 
community services

 � Given its scale, the Kingsgrove South 
Precinct can provide a major catalyst for 
the transition of Kingsgrove to a higher 
order centre 

 

 
Recommendations  

 � Underpinned by principles of Transit 
Oriented Development, there is a strong 
case for change at Kingsgrove

 � The Kingsgrove Centre and the 
Kingsgrove South Precinct represent 
a significant opportunity to meet the 
productivity, liveability and sustainability 
priorities of the draft South District Plan, 
and to:

 ‒ Deliver significant growth in new jobs 
and support the transition to higher 
order centre with higher intensity 
jobs

 ‒ Deliver significant new housing 
supply at affordable levels in an 
area that suffers from lack of diverse 
housing stock and significant 
constraints on supply

 ‒ Provide ‘30-minute’ access to 
substantially more workers and 
residents

 ‒ Maximise Government’s investment 
in existing infrastructure by providing 
new jobs and new houses close to 
established public transport with 
additional capacity

 ‒ Deliver significant public benefits 
through renewal of a town centre 
and development of a large master 
planned precinct at scale

 ‒ Opportunity to accommodate 
significantly more jobs and in the 
order of 4,000 dwellings at the 
Kingsgrove South Precinct

 � It requires an agency such as the Greater 
Sydney Commission (GSC) to provide 
a much needed holistic review of 
Kingsgrove, across LGA boundaries to 
optimise economic growth and housing 
opportunities

 � We recommend that the GSC:

1. Considers Kingsgrove Town Centre as 
a higher order centre within the draft 
South District Plan

2. Supports the NSW Department 
of Planning and Environment in 
undertaking structure planning for 
Kingsgrove and the Kingsgrove South 
Precinct

3. Proceeds with plan-making and 
rezoning through the Priority 
Precinct, corridor planning or similar 
processes

EXECUTIVE SUMMARY
This submission has been prepared by JBA on behalf of the Kingsgrove South Landowners Group. We request that the Greater Sydney 
Commission consider this submission in finalising both the draft South District Plan and the draft Central District Plan.



17006 | Kingsgrove 2036 - An Opportunity For a New Town Centre JBA | 3

SUBMISSION OVERVIEW

Sydney is due to grow to a city of 8 million 
people by 2051.  Accommodating such 
growth in a sustainable way will require 
substantial focus of jobs and housing around 
many of Sydney’s rail stations. 

The draft South District Plan 2016 identifies 
the Greater Sydney Commission’s (GSC) 
strategic growth and development objectives 
for Sydney to 2036.  

This submission recommends that the GSC 
commence planning for the emergence of 
a new town centre at Kingsgrove – a town 
centre that presents a significant opportunity 
to contribute to the GSC’s objectives 
for Sydney’s Productive, Liveable and 
Sustainable future. 

In response to the public exhibition of the 
draft South District Plan, this submission has 
been prepared on behalf of the Kingsgrove 
South Precinct Landowners Group – a group 
of landowners with a substantial landholding 
strategically located within the core of 
Kingsgrove.  

This submission has been prepared by JBA 
with Economic Analysis by AEC and Transport 
Assessment by ARUP (refer Attachments A 
and B).

The landowners thank the GSC for the 
opportunity to contribute to the strategic 
vision for the southern district of Sydney.  
They would like to work with both the GSC 
and Georges River Council to progress the 
planning for Kingsgrove. 

Kingsgrove is divided by three LGAs, each 
with its administrative centre and strategic 
planning focus elsewhere. To date there has 
been no comprehensive strategic plan or 
vision for Kingsgrove .

It requires an agency, such as the GSC, to 
undertake a much needed holistic review of 
Kingsgrove. 

In essence, this submission recommends 
that Kingsgrove utilise existing transport 
infrastructure and transition over time 
into a higher order centre, capable of 
accommodating a substantial increase in 
jobs and housing – supported by new and 
upgraded community amenity and social 
infrastructure.

The Kingsgrove South Precinct can provide a 
significant catalyst for this change. 

“Successful cities grow.  Cities that attract jobs, investment, institutions and tourists will 
also attract population, both from within their countries and from abroad.  Population 
growth is a hallmark of city success but it brings with it critical choices and challenges 
that must be addressed”. – Greg Clark, urbanist and global advisor on cities and investment (draft South District Plan 2016)

This report has been prepared by 



STRATEGIC CONTEXT
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 � Approximately 25.5ha in area

 � Group comprises 14 landowners 
representing some 80% of land within 
the precinct

 � Immediately adjacent to Kingsgrove Rail 
Station extending some 1km to the west

 � The precinct sits between M5 Motorway 
and T2 (East Hills) rail corridor

 � Located south of future M5 East tunnel 
dive site

 � Located within the Georges River LGA

Landowners group include:

Lots represented by Landowners Group 
Open Space

Clemton Park

Caterbury Golf Club

Kingsgrove North
High School

St Ursula
College

Kingsgrove 
Public School

Moorefield Road

M5 East

Homer Street

M5 East

Kingsgrove Avenue

Shaw Street

Morgan Street

Kingsgrove Road

T2 South Line

Commercial Road

Vanessa Stre
et

Vanessa Street

The Crescent

The Crescent

Kingsgrove Station

Kingsgrove South
Industrial Precinct

Kingsgrove North
Industrial Precinct

Kingsgrove 
Town Centre

T

Strategic Context 

KINGSGROVE SOUTH PRECINCT LANDOWNERS GROUP
Kingsgrove South Landowners Group represent a substantial landholding strategically located in the core of Kingsgrove
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 � Located approximately 13km from the 
Sydney CBD, 16km from Parramatta 
CBD and 7km from Sydney International 
Airport

 � Split between three LGAs – Canterbury 
Bankstown (north), Georges River (south 
west) and Bayside (south east)

 � Kingsgrove comprises two consolidated 
industrial areas (north and south), 
a traditional main street retail strip 
(Kingsgrove Road) and surrounded by 
predominantly single dwelling housing

 � The Kingsgrove Centre and its environs 
lack a well defined urban structure or 
sense of place

Edward Street

Bayside
Council

The City of
Canterbury Bankstown 

Georges River
Council

LGA Boundary

Moorefield Road

M5 East

Homer Street

M5 East

Kingsgrove Avenue

Shaw Street

Morgan Street

Kingsgrove Road

T2 South Line

Commercial Road

Vanessa Stre
et

Vanessa Street

The Crescent

The Crescent

Kingsgrove Station

Kingsgrove South
Industrial Precinct

Kingsgrove North
Industrial Precinct

Kingsgrove 
Town Centre

T

Industrial Precincts Town Centre  LGA Boundary

Strategic Context 

KINGSGROVE TODAY – A SNAPSHOT Kingsgrove lacks a well defined urban structure or sense of place
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METROPOLITAN AND DISTRICT PLANNING  
There is no specific State Government planning vision for Kingsgrove

A Plan for Growing  
Sydney (2014) 

 � Kingsgrove is part of an identified urban 
renewal corridor along T2 rail line in A 
Plan for Growing Sydney

 � Not identified as a strategic centre

 � Identified need to protect long term 
north–south transit Link between 
Hurstville and Burwood (passes through 
Kingsgrove)

 � No specific mention of Kingsgrove – 
focus of renewal at Kogarah, Hurstville 
and Bankstown

NSW Long Term Transport 
Master Plan (2012) 

 � Identifies M5 East (Westconnex) 
expansion from Kingsgrove to the east

 � Identifies Kingsgrove to Revesby rail 
duplication and M5 / King Georges Road 
intersection upgrade

 � No specific mention of Kingsgrove 

Draft South Subregional 
Strategy (2007) 

 � Identified Kingsgrove as a ‘Village Centre’ 
under hierarchy 

 � Urban renewal focus at Kogarah and 
Hurstville

 � Identified as ‘Category 1 Industrial Land’ 
– to be retained as industrial

Draft South  
District Plan (2016) 

 � Focus of renewal at Kogarah and 
Hurstville

 � Proposed priorities and actions 
described in terms of:

 ‒ A productive city

 ‒ A liveable city

 ‒ A sustainable city

Strategic Context 



17006 | Kingsgrove 2036 - An Opportunity For a New Town Centre JBA | 8

Strategic Context 

The draft South District Plan identifies three principles that are underpinned by A Plan For Growing Sydney  

Principle 1 – Increasing housing choice around all 
centres through urban renewal in established areas

Principle 2 – Stronger economic development in 
strategic centres and transport gateways

Principle 3 – Connecting centres with a networked 
transport system

 Increasing housing close to centres and stations makes it 
easier to walk or cycle to shops or services, and to travel 
to work or other centres; reduces traffic congestion; and 
makes our neighbourhoods more community oriented...

Locating jobs in around 30 to 40 large centres across 
Greater Sydney provides the greatest benefits to the 
city’s overall productivity. Greater Sydney’s largest and 
most important hubs for business and employment are 
‘strategic centres’ and ‘transport gateways’…

The public transport network connects people to centres. 
In doing this, it connects people to jobs, education 
facilities, health centres and hospitals, and sporting, 
cultural and entertainment facilities. Centres rely on 
efficient transport to serve their customers, support their 
growing business and freight functions, and to connect to 
the global economy…

STRATEGIC ALIGNMENT WITH METROPOLITAN PLANNING PRIORITIES
Kingsgrove is ideally placed to achieve the Greater Sydney Commission’s planning objectives

The draft South District Plan plan introduces the following planning priorities, consistent with the opportunity for renewal at Kingsgrove

Productivity Priorities Liveability Priorities Sustainability priorities

Planning for job target ranges Improve housing choice Enhancing the South District in its landscape

Growing economic activity in centres Improve housing diversity and affordability Protecting the District’s waterways

Managing employment and urban services land Create great places Delivering Sydney’s Green Grid

Accessing a greater number of jobs and services 
within 30 minutes

Foster cohesive communities Creating an efficient South District

Respond to people’s need for services Planning for a resilient South District

✓ ✓ ✓
✓ ✓ ✓
✓ ✓ ✓
✓ ✓

✓
✓
✓

✓ ✓ ✓
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Rockdale City – Urban Strategy (2010)
 � Focused on the ‘primary centres’ of Wolli Creek, Rockdale Town Centre and Princes 

Highway Corridor

 � Kingsgrove Centre identified as one of 10 ‘smaller centres and villages’ – no further 
reference

 � No evidence that Kingsgrove was considered as part of this Rockdale LGA-wide strategy

Towards 2032 – Canterbury Economic Development & Employment 
Strategy (2009)

 � Considers Kingsgrove North only in the context of other industrial precincts within the 
Canterbury LGA

 � Does not reference Kingsgrove South despite proximity and market relationship between 
the two precincts

 � Not a planning strategy or vision 

Draft Hurstville Employment Lands Study (2014)
 � Study not publicly available – currently being updated by Council

 � Expected to be on public exhibition from early April 2017

 � Understood Kingsgrove South Industrial Precinct recommended to be rezoned to B7 with 
FSR 2:1

Kingsgrove is split across 3 Local Government Areas - Georges River Council, Bayside Council 
and Canterbury-Bankstown Council

Bayside
Council

Georges River 
Council

The City of
Canterbury Bankstown

Campsie

Kingsgrove

Kogarah

Rockdale

Hurstville

Bankstown

LOCAL PLANNING POLICY
Historically, local planning for Kingsgrove has been fragmented across 3 Local Government Areas

Georges River Council 
The City of Canterbury Bankstown 
Bayside Council

Established Centre 
 

Strategic Context 
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 � Kingsgrove is separated from other major 
centres

 � There has been no major or strategic 
planning along the T2 rail corridor 

 � Draft South District Plan (or A Plan for 
Growing Sydney) does not deal with 
emerging centres

 � There is no plan for Kingsgrove’s growth 
over time

District Suburbs 

Strategic Centre

District Centre

District Boundary 

Local Government Boundary

Airport

Urban Area

Metropolitan Rural Area

Waterways

National Parks and Reserves

Railway

Railway Station

Motorway

Highway

S
o

u
th

District Suburbs 

Strategic Centre

District Centre

District Boundary 

Local Government Boundary

Airport

Urban Area

Metropolitan Rural Area

Waterways

National Parks and Reserves

Railway

Railway Station

Motorway

Highway

S
o

u
th

Source: Draft South District Plans (2017) GSC

SURROUNDING CENTRES
Spatially, Kingsgrove is well placed to emerge as a new town centre 

Strategic Context 

Kingsgrove
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Strategic Context 

 � The T2 East Hills rail corridor has not 
been the focus of recent strategic 
planning initiatives. Instead, these have 
occurred along the T3 and T4 corridors 

 � T3 corridor planning: 

 ‒ Sydenham to Bankstown corridor 
strategy 

 ‒ Bankstown CBD Local Area Plan / LEP

 � T4 corridor planning: 

 ‒ Wolli Creek urban renewal area 

 ‒ Arncliffe, Banksia, Cooks Cove Land 
Use and Infrastructure Strategy 

 ‒ Rockdale Town Centre Master Plan 

 ‒ Kogarah Town Centre Master Plan / 
LEP

 ‒ Hurstville CBD Master Plan / LEP

Sydenham to Bankstown 
Corridor

Wolli Creek

Arncliffe,
Banksia and
Cook Cove

T4

T2

T3

T4

T2

T3

Campsie

Kingsgrove

Kogarah

Rockdale

Hurstville

Bankstown

CORRIDOR PLANNING
The T2 rail corridor has received little strategic planning focus when compared to the T3 and T4 lines 

Areas of Strategic Planning Focus
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Extract from Draft Sydenham to Bankstown Corridor Strategy

Extract from Draft Sydenham to Bankstown Corridor Strategy

SYDENHAM TO BANKSTOWN CORRIDOR
The Sydenham to Bankstown Corridor is an example of comprehensive rail corridor strategic planning

Strategic Context 
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Riverwood
Narwee

Beverly Hills

Kingsgrove Bexley North

Bardwell Park
Turrella

Riverwood Narwee Beverly Hills Kingsgrove Bexley North Bardwell Park Turrella

 � Mid size, supermarket 
based retail centre

 � Urban renewal 
occurring around 
Land and Housing 
Corporation (LaHC) 
estates to the north

 � Limited regional road 
access 

 � Small scale 
residential 
intensification 
occurring around the 
station

 � Small retail shops 
and low density 
housing area

 � Limited regional road 
access 

 � Local residential 
intensification 
opportunities around 
station  

 � Good regional road 
access 

 � Good existing 
community facilities

 � Linear main street 
shops

 � King Georges Road 
too busy to build a 
town centre around

 � Substantial existing 
employment base

 � Substantial land 
area for new housing 
supply

 � 30-minute commute 
to major centres, 
including CBD, 
Bankstown, 
Burwood, Hurstville 
and Kogarah

 � Local supermarket 
based retail precinct

 � Good existing 
community facilities

 � Good access to M5 
Motorway

 � Good regional north-
south with Metro M41 
bus corridor 

 � Substantial 
environmental 
areas and 
localised flooding 
limit renewal 
opportunities within 
walking catchment

 � Local residential 
intensification 
opportunities on 
southern side of 
station  

 � Small retail shops 
and low density area

 � Limited road network

 � Substantial 
environmental 
areas and 
localised flooding 
limit renewal 
opportunities within 
walking catchment

 � Local residential 
intensification 
opportunities on 
southern side of 
station  

 � Substantial 
environmental 
areas and 
localised flooding 
limit renewal 
opportunities within 
walking catchment

 � Existing local 
industrial precinct 
suitable for 
residential renewal

‘WOLLI CREEK TO SALT PAN CREEK’ CORRIDOR
Along the T2 Corridor, Kingsgrove offers the greatest opportunity to evolve into a town centre 

Strategic Context 



KEY DRIVERS FOR CHANGE
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AN EMERGING KINGSGROVE TOWN CENTRE  A significant opportunity for Kingsgrove to transition to a higher order centre and for the Kingsgrove South Precinct to provide a 
major catalyst for this change 

Key  Drivers  for  Change

IN2 Light Industrial 
B2 Local Centre 
RE1 Public Recreation 
B4 Mixed Use 

SP2 Infrastructure 
R2 Low Density Residential 
R3 Medium Density Residential 
R4 High Density Residential

Distance from Station

 � Traditional land use mix of industrial, 
small scale retail surrounded by low-
density residential is not appropriate to 
support future jobs and housing

 � Current land use and zoning does not 
maximise the opportunity to meet 
the GSC’s planning priorities in such a 
strategic location

1200m 800m 400m

Clemton Park

Caterbury Golf Club

Kingsgrove North
High School

St Ursula
College

Kingsgrove 
Public School

Moorefield Road

M5 East

Homer Street

M5 East

Kingsgrove Avenue

Shaw Street

Morgan Street

Kingsgrove Road

T2 South Line

Commercial Road

Vanessa Stre
et

Vanessa Street

The Crescent

The Crescent

Kingsgrove StationT

Source:  Hurstville Local Environmental Plan 2012, Google 



THE KINGSGROVE SOUTH PRECINCT – A CATALYST FOR CHANGE 
The Kingsgrove Town Centre and Kingsgrove South Precinct can achieve the GSC’s planning objectives and deliver successful Transit Oriented 
Development

Echoing the principles of the draft South District Plan and consistent with best practice for 
‘Transit Oriented Development’ in Sydney and other global cities, Kingsgrove is characterised 
by the following key attributes and opportunities:

1. Existing infrastructure capacity

2. Excellent access for workers and residents

3. Opportunity to address housing supply and affordability issues

4. Opportunity to support economic and jobs growth

5. Opportunity to deliver significant public benefit

To achieve its full potential, land use planning needs to be undertaken on a holistic basis. A 
balanced approach to achieving the draft South District Plan’s, Productivity, Liveability and 
Sustainability objectives is required.
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Key  Drivers  for  Change

Greater Sydney Commission’s Planning Priorities

Source:  JBA



17006 | Kingsgrove 2036 - An Opportunity For a New Town Centre JBA | 17

 � Kingsgrove is located on the T2 line 
between Bexley North and Beverly Hills

 � Kingsgrove has four all-station services 
per hour during peak periods in each 
direction

 � Trains currently stopping at Kingsgrove 
have substantial existing capacity.  While 
capacity diminishes on approach of the  
CBD, the proposed Southwest Metro will 
assist in increasing capacity on the T2 
line

 � The Western Sydney Rail Needs Study 
identifies the conversion of the T2 line 
(between Revesby and the CBD) to a 
metro style service as one of the options 
being considered to serve Sydney Airport

 � Kingsgrove benefits from good north-
south connections. Current bus routes 
490 and 492 provide Kingsgrove with the 
T3 (Campsie) and T1 (Burwood) lines to 
the North and the T4 line (Hurstville and 
Rockdale) to the South

T4

T2

T3

490

492
490

To Burwood

To Sydney CBD

To East Hills

Campsie

Kingsgrove

Kogarah

Rockdale

Hurstville

Bankstown

1. INFRASTRUCTURE CAPACITY – PUBLIC TRANSPORT NETWORK
Kingsgrove benefits from excellent public transport accessibility in all directions and is located on a network with additional capacity

Established Centre Rail Corridor Bus Route

Key  Drivers  for  Change

Source: JBA, Kingsgrove South Precinct Transport Assessment, ARUP (2017) 
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 � The existing rail, bus and road network 
places Kingsgrove within a 30 minute 
travel time from a large number of 
strategic centre and employment 
precincts

 � Kingsgrove currently experiences a high 
proportion (80%) of private car usage for 
journey to work for people working in 
Kingsgrove (2011 BTS data) 

 � For residents living in Kingsgrove, rail 
usage comprises 22% (more than the 
Sydney average of 12%) of their travel

 � The transition of Kingsgrove to 
accommodate higher order jobs and 
higher density housing will support 
significant increase in public transport 
use, as evidence by trends in other 
centres (e.g.. Wolli Creek)

 � Kingsgrove has excellent access to 
Sydney’s regional road network and is 
located adjacent to access ramps for 
the M5 Motorway and Westconnex when 
complete

 � Kingsgrove Road, Commercial Roads, 
and Vanessa Street prohibit the use 
of B-doubles, thereby reducing its 
ongoing attractiveness for large scale 
warehousing and distribution

2. ACCESS FOR WORKERS & RESIDENTS – THE ‘30 MINUTE CITY’
Many of Sydney’s key employment areas and recreation destinations are accessible within 30 minutes of Kingsgrove  

30 min

 24 min

 21 min

 29 min

 19 min

 30 min

 19 min

 15 min

28 min

M5 ED

ED

WestConnex Stage 1

W
es

tC
on

ne
x 

St
ag

e 
3

WestConnex Stage 2

Campsie

Kingsgrove

Sydney CBD

Burwood

Sydney Airport

Green Square/
Mascot

Kogarah

Rockdale

Hurstville

Bankstown

Sydney Airport

Green Square/
Mascot

Established Centre Orbital Roads Travel Time to Surrounding Centres via 
Public Transport

Key  Drivers  for  Change

Source: JBA, Kingsgrove South Precinct Transport Assessment, ARUP (2017) 
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Key  Drivers  for  Change

The delivery of diverse housing stock at affordable levels is central to the productivity and 
liveability of our city.  

Housing needs to be well located and connected by infrastructure.  This is clearly recognised 
at all levels of Government.

 � An additional 13,400 dwellings required in Georges River LGA between 2016 to 2036  

 � The average household size is expected to decline, with increasing numbers of lone 
person, child-free couples and single parent families

 � Kingsgrove’s current housing stock is dominated by detached dwellings with 3 or more 
bedrooms (88% detached dwellings in Kingsgrove, compared with 61% Sydney average)

 � There is little opportunity for residential development at scale in Kingsgrove

 � Despite an extremely buoyant housing market, ABS dwelling completions data shows 111 
new dwellings were constructed between 2003-2013 (an average of just 11 additional 
dwellings per year)

 � Kingsgrove has experienced significant house price growth over the past 10 years with a 
current median house price of $1,250,000

3. HOUSING - SUPPLY AND AFFORDABILITY 
Substantial opportunity to address the need for diverse housing supply at affordable levels 

Studio
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Dwelling Stock, Kingsgrove v Sydney Average (2011)

Median House Price, Kingsgrove (2006-2016)

Source: APM (2017)Source: ABS Dwelling Completions (2014)

Source: ABS Census (2011)

– Planning and Housing Minister Roberts, Sydney Morning Herald, 20 March 2017

“We’ve got to house people... This is a crisis.  
          We’re almost at the point of no return..” 
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 � Zoned IN2, the Kingsgrove South Precinct forms part of a wider IN2 zoned area that 
includes the 35.7 hectare Kingsgrove North Precinct (located in Canterbury-Bankstown 
LGA)

 � Currently characterised by traditional industrial type uses (primarily supporting wholesale 
trade and manufacturing, 22.3% and 19.3% of total employment respectively)

 � Kingsgrove South has relatively low jobs densities (78 jobs / hectare in 2011) compared to 
South Sydney (101 jobs / hectare) and Macquarie Park (162 jobs / hectare)

 � Opportunity for the South Precinct to play a significant economic role in future by 
accommodating more business activity and responding to business need with trends 
towards improved technology, greater automation and higher order jobs

 � The current IN2 zoning of the precinct, its built form and amenity does not support this 
transition. Residential and retail uses are required to enable transition to occur

“Moorebank intermodal will bring on a new supply of over 1,000,000m2 of industrial and employment generating floor space 
– approximately 4 times the space available at Kingsgrove.  With competing strategic locations, access to the M5/M7 and 
Westconnex, and given the Moorebank intermodal facility will act as a proxy for the port, Kingsgrove will not be suitable for 
large format freight/logistics occupiers in future”  -  Kingsgrove South Precinct Landowner Group 

 � Further, planning changes for the precinct, proposed by Georges River Council are not 
appropriate

 � The draft Hurstville Employment Lands Study recommends rezoning the 25.5 hectare 
precinct to B7 with an FSR of 2:1

 � FSR of 2:1 would equate to approximately 357,000m2 of additional floorspace across the 
25.5 hectare precinct (GFA calculated at 70% to allow for infrastructure and services)

 � By way of comparison this quantum of floor space would exceed total current floorspace 
at St Leonards, Chatswood, Sydney Olympic Park, Rhodes and Norwest

 � Proposed B7 Zone across the precinct is not appropriate

4. ECONOMIC & JOBS GROWTH - ACCOMMODATING ‘SMART JOBS’ 
An opportunity to support economic and jobs growth with residential and retail uses required to enable this transition to occur

Key  Drivers  for  Change

Source: AEC, BTS (2014)

Commercial Floorspace, Sydney’s Major Office Markets (2014)

Projected Employment Growth, Kingsgrove North & South (2011- 36)

Source: Colliers International, Sydney Office Market Research Report  
Prepared for NSW Department of Planning and Environment (2014)
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Key  Drivers  for  Change

 � Reinvestment in the precinct and improvements in worker amenity / tenant requirements is needed to support more intense business activity and jobs density

 � Residential, retail and associated commercial are required enablers to support this transition – to generate activity at the Precinct, provide appropriate services to support more 
employment (e.g. child care), to fund improved appropriate amenity and attract higher order tenants (e.g. public open space and improved pedestrian connections to Kingsgrove Station) 

 � Appropriate master planning and flexibility of land use zones across a precinct the scale of Kingsgrove South, can facilitate this transition

Renewal
for Jobs

& Economic
Growth

Contemporary High-tech industrial strata / 
warehousing with office to accommodate higher 
employment densities and diversity industry

Master planning and flexible land use zones to 
respond to renewal opportunities - current IN2 
zone and proposed B7 zone not suitable

Retail, services and commercial to meet 
worker, tenant and population needs

Residential as an enabler for transition to higher 
order jobs (infrastructure contributions 
supporting amenity  improvements)

4. ECONOMIC & JOBS GROWTH - ACCOMMODATING ‘SMART JOBS’ 
An opportunity to support economic and jobs growth with residential and retail uses required to enable this transition to occur

– Source:  Kingsgrove Economic Analysis (March 2017), AEC

“A renewal of the Precinct to adequately respond to a range of business uses would enable intensification of its use and    
optimise its economic potential”



Renewal of Kingsgrove Town Centre and Kingsgrove South Precinct will assist in providing the 
following:

 � Master planning at scale to deliver access improvements, open space, education / 
community benefits

 � Infrastructure contributions (Local and State) to support delivery of public benefit 
outcomes and tenant amenity 

 � Opportunities to extend and enhance the South District’s ‘Green Grid’ – recreation and 
open space network

 � Economic benefits associated with the transition to higher order employment at the 
Kingsgrove South Precinct
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Joynton Park, Zetland Source:  City of Sydney 2014

5. DELIVERY OF PUBLIC BENEFIT  
Renewal of Kingsgrove Town Centre and the Kingsgrove South Precinct can deliver significant public benefit

Key  Drivers  for  Change
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The precinct represents a significant 
opportunity to holistically deliver on 
the GSC’s productivity, liveability and 
sustainability priorities at scale:

 � Delivery of master planned outcomes at 
scale, including significant open space, 
education and community benefits 

 � Significant growth in jobs and housing 
that balances economic and liveability 
priorities

 � The precinct can deliver significantly 
more jobs and 4,000 dwellings to 2036

6 . SCALE – KINGSGROVE SOUTH PRECINCT, A CATALYST FOR CHANGE  
Given its scale, the Kingsgrove South Precinct can provide a major catalyst for the transition of Kingsgrove to a higher order centre

Key  Drivers  for  Change



RECOMMENDATIONS
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RECOMMENDATIONS

 � Underpinned by principles of Transit Oriented Development, there is a strong case for 
change at Kingsgrove:

 ‒ The Kingsgrove South Precinct, a 25.5 hectare land holding located adjacent to 
Kingsgrove station, is a significant catalyst opportunity to facilitate this change

 ‒ The precinct has capacity to provide significantly more jobs and in the order of 4,000 
dwellings to 2036, delivering master planned outcomes that support growth in higher 
order jobs and diverse housing supply at affordable levels

 � The Kingsgrove Centre and the Kingsgrove South Precinct presents a significant 
opportunity to meet the productivity, liveability and sustainability priorities of the draft 
South District Plan, and to:

 ‒ Deliver significant new jobs growth and support the transition to higher order, higher 
intensity jobs

 ‒ Deliver significant new housing supply at affordable levels in an area that suffers from 
lack of diverse housing stock and significant constraints on supply

 ‒ Provide ‘30-minute’ access to substantially more workers and residents

 ‒ Maximise Government’s investment in existing infrastructure by providing new jobs 
and new houses close to established public transport with capacity

 ‒ Deliver significant public benefits through renewal of a town centre and development 
of a large master planned precinct at scale

 � It requires an agency such as the GSC to provide a much needed holistic review 
of Kingsgrove, across LGA boundaries, to optimise economic growth and housing 
opportunities

 � We recommend that the GSC:

1. Considers Kingsgrove Town Centre as a higher order centre within the draft South 
District Plan

2. Supports the NSW Department of Planning and Environment in undertaking structure 
planning for Kingsgrove and the Kingsgrove South Precinct

3. Proceeds with plan-making and rezoning through the Priority Precinct, or similar 
processes

Recommendations

Greater Sydney Commission’s Planning Priorities
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EXECUTIVE SUMMARY 
BACKGROUND 
The ‘Kingsgrove Precinct’ is located within the suburb of Kingsgrove (approximately 13km from the Sydney CBD) 
with the M5 Motorway dividing the Precinct into two precincts (north and south). The northern portion of the precinct 
is located in the former Canterbury local government area (now Canterbury-Bankstown Council) and the southern 
portion of the precinct is located in the former Hurstville City Council local government area (now Georges River 
Council).  

AEC Group (AEC) have been commissioned to assist JBA who are preparing a submission on the Draft South 
District Plan on behalf of the Kingsgrove South Industrial Precinct Land Owners Group and this economic analysis 
has been undertaken to inform the submission.  

Key to this analysis is an assessment of the performance and role of Kingsgrove Precinct as a whole (the South 
and North precincts combined) to ascertain the future land uses that will be sustainable and cater to floorspace 
need and demand. The objective of this analysis is to understand the role the Precinct currently plays and the role 
it may play in the future to optimise its economic potential. 

THE PRECINCT TODAY 
The Kingsgrove Precinct (referred to as “the Precinct”) is comprised of two sub-precincts (north and south), each 
falling within a separate LGA and subject to a different suite of planning controls and development standards. 
Notwithstanding, the sub-precincts bear a common IN2 Light Industrial zoning under the respective planning 
instruments.  

The Kingsgrove train station (T2 Airport line) is located at the southeastern edge of the Precinct while the 
Kingsgrove Centre (incorporating Woolworths and strip retail) is immediately south of the Precinct and station. A 
Bunnings warehouse, Kingsgrove Sports Centre and Australia Post Business Hub are located within the North 
Precinct. The Kingsgrove North High School is located adjacent in the north of the North Precinct.  

Employment Structure 

Key headline findings with regard to employment composition are: 

• In 2011, the Precinct accommodated 5,602 employees, an increase of 277 employees from 5,325 employees 
in 2006.  

o The Precinct is well represented by the industries of manufacturing (19.3%) and wholesale trade (23.3%), 
although these industries declined in proportional terms during the 2006-2011 period.  

o Employment increased in transport, postal & warehousing, and construction in line with increasing activity 
in e-commerce businesses and the construction sector.  

• Overall employment density in the Precinct is estimated at 92 employees per hectare, comprised of a lower 
density in the South Precinct (78 employees per hectare) than in the North Precinct (99 employees per 
hectare).  

Employment in the Kingsgrove Centre grew modestly in the 2006-2011 period with losses in retail trade and 
financial & insurance services, but experienced gains in education & training and health care & social assistance.  

Existing Role of the Precinct 

The market does not appear to distinguish between the sub-precincts, effectively viewing the Precinct as a single 
market. The following observations can be made of the Precinct’s existing role as an employment area, 
accommodating many service-type businesses: 
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• Industrial focus 
The Precinct has traditionally been, and is still to a large degree focused on industrial-type uses. This is 
underpinned by the IN2 zoning in both north and south precincts which focus on industrial-type activity, notably 
to the exclusion of commercial premises. 

• Large format and some aged buildings 
Large format and older-style buildings in some parts of the Precinct in need of renewal and/or refurbishment 
to address market demand for contemporary and good quality space.  

• Broadening range of businesses 
There are signs the Precinct is transitioning to accommodate a wider range of business types, including those 
who require commercial-type floorspace which then results in more intense commercial activity. This is 
evidenced by property market investigations as well as observations on the employment density in the Precinct. 

• Strategic location 
The Precinct’s strategic location within Sydney’s Middle Ring in close proximity to the M5 Motorway suits a 
wide range of businesses and its proximity to Kingsgrove train station makes it accessible for workers. It is 
conceivable that occupiers service distribution networks much broader than the local region.  

• Employment beyond a local role 
The Precinct plays a local/regional employment role with approximately 27% workers living within 10km. 
Access by road and rail facilitate the Precinct’s draw from beyond a local catchment. Business occupier 
feedback from a survey (Urbis, 2016) affirm many businesses have customer/supplier dealings broader than 
the local region. 

Despite its strategic and accessible location, there are some challenges in the Precinct, conceivably constraining 
the Precinct from achieving its full economic potential. 

• Aged and older-style buildings 
Low clearance heights, lack of lift access and aged nature of some buildings. The large format of some existing 
buildings particularly in the South Precinct conceivably contributes to lower employment density per hectare. 

• Limitation on heavy vehicles 
Owing to the road network and configuration, access by heavy vehicles (B doubles and semi-trailers) is difficult. 
This accordingly limits demand to those businesses who do not require heavy vehicles to service their 
distribution network, relying on smaller rigid trucks to meet their needs. 

• Limited worker amenity 
The area immediately surrounding the Kingsgrove train station offers limited retail and urban amenity.  

• Permitted uses limited by zone objectives 
The zone objectives of the IN2 zone (under HLEP and CLEP) do not support commercial premises and hence 
businesses that have requirements beyond industrial floorspace can be precluded from the Precinct. 

• Two different sets of planning controls 
By virtue of its location that straddles two LGAs, Kingsgrove is subject to two different sets of planning controls, 
requiring investors and occupiers to be aware of the implications. 

The internal road network and lot configuration does not lend the Precinct to access by heavy vehicles (including 
B doubles and semi-trailers). While this precludes large supply chain logistics and transport-based users from being 
accommodated in the Precinct, there is observed to exist healthy levels of interest from smaller users who do not 
necessarily require use of heavy vehicles. These occupiers typically require smaller format accommodation and 
service areas across metropolitan Sydney. 

Prospects for Renewal and Redevelopment 

Greenfield lands lend themselves best to new industrial development for large format industrial warehouses, 
demonstrated by new releases in Eastern Creek, Erskine Park and other industrial estates in Outer Ring locations. 
In inner ring and inner city locations (e.g. South Sydney, Marrickville) hybrid development types are pursued to 
overcome the high cost of land. These development types are predicated on achieving a higher end sale rate per 
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square metre by making a more intensive use of space over multiple levels. A similar trend is also witnessed in 
middle ring locations such as Punchbowl and Revesby where old buildings on large allotments are redeveloped.  

There is a modest amount of proposed and approved industrial development in the Kingsgrove Precinct. This is 
not surprising given the valuable nature of properties therein. The price of land is critical for development to be a 
commercial proposition. Existing-use values, established land use patterns and built form in existing urban areas 
collectively influence the prospects for renewal and redevelopment. The Precinct is no exception.  

Existing-use values in the Precinct are divergent. Analysis of sales activity reveals larger sites have sold for 
between $800/sqm and $1,000/sqm of site area while smaller sites with relatively large buildings can sell for up to 
$3,000/sqm of overall site area.  

Redevelopment prospects in the Precinct are mixed. Large allotments with old and ageing buildings are more likely 
to offer comprehensive redevelopment opportunities into mixed industrial/business product. In contrast, lots with 
substantial and/or functional buildings that may be more valuable are more likely to be refurbished, expanded or 
altered incrementally over time to better accommodate suit occupier requirements, rather than being 
comprehensively redeveloped.  

FUTURE AND SUSTAINABILITY OF PRECINCT 
The Precinct plays a role in accommodating a large amount of employment and economic activity. By virtue of the 
Precinct’s location close to the M5 Motorway, it is conceivable many service businesses therein operate a relatively 
wide distribution network across metropolitan Sydney. Furthermore, the availability of rail service enables 
employees from beyond the local area to access employment opportunities in the Precinct. 

Continued Evolution of Industry and Business Activity 

The change in nature of industrial activity and consequently the type of floorspace needed has proven difficult for 
some industrial areas to remain sustainable. Those industrial areas that are dominated by a small number of 
industry sectors undergoing significant structural change can struggle to re-purpose specialised facilities for use 
by other industries.  

The Precinct is well located off the M5 Motorway, benefits from the presence of a train station and incorporates a 
diversity of occupiers from a broad range of industries. Many of its buildings are sufficiently generic and thereby 
lending themselves to economic re-purpose. There are however, some buildings that are aged and do not meet 
contemporary occupier requirements, requiring more significant capital expenditure to upgrade. Depending on 
specific occupier interest some larger buildings may take longer to lease.  

Land use and built form generally respond to market need and requirements, providing accommodation for the 
various functions associated with industry and business activity. The IN2 Light Industrial zoning prohibits 
commercial premises and would accordingly preclude businesses whose activities are not primarily industrial in 
nature. Businesses are increasingly leveraging efficiencies by applying technology, automation and knowledge. As 
a result of a broadening range of business functions, so too are broader requirements for employment floorspace.  

Some traditionally industrial areas in inner ring suburbs are observed to have transitioned into mixed business 
employment precincts, a prominent example being in South Sydney. As population growth continues to intensify in 
inner and middle ring suburbs, so too will the demand for a mix of employment uses and floorspace. While the 
Precinct is dominated by industrial uses (by virtue of its traditional legacy and land use zoning), there is an 
opportunity for the Precinct to meet a greater section of employment demand. Industrial uses in inner and middle 
ring locations are increasingly co-located with a mix of business functions, i.e. those not strictly industrial in nature.  

Considerations for the Future Role of the Precinct 

The Precinct is well positioned to strengthen its future role. Market perception does not appear to differentiate the 
Precinct by its local government area. However by virtue of its geographical position straddling two LGAs, the 
Precinct is subject to two sets of planning controls and development standards, and unfortunately does not benefit 
from a holistic planning approach for its future and sustainability. The North Precinct is envisaged by the former 
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Canterbury City Council to remain IN2 Light Industrial lands while the South Precinct is envisaged by the former 
Hurstville City Council to transition into B7 Business Park lands at a higher density of FSR 2:1. 

In order for the Precinct to continue to contribute meaningfully to the South region in the future, we outline a number 
of matters for consideration: 

• Holistic approach to planning of Kingsgrove North and Kingsgrove South precincts to ensure a common vision 
for growth, renewal and sustainability, as well as rationalised approach to land use, built form and density. 

• Broadening of permitted uses to include mixed business activity in complement to industrial-type activity. 

• Diversification of local Kingsgrove economy for better insulation against economic cycles. 

• Revitalisation of Kingsgrove Centre to improve retail and amenity offer that will contribute to improved growth 
in the centre as well as appeal of the Precinct as a mixed business precinct. 

• Inclusion of residential uses in and around the Kingsgrove train station to contribute to revitalisation of 
Kingsgrove Centre which in turn will improve the overall amenity of the area. 

• Inclusion of residential use as an ‘enabler’ to facilitate financially feasible development as well as to serve as 
a transition between uses. 

• A genuine intensification of employee occupancies in the Precinct could result in employee density ratios 
approach those of South Sydney’s (≥100 employees per hectare). 

Strategically located and well accessible employment lands like the Precinct should be optimised in use. While the 
Precinct has traditionally been an industrial precinct, there are signs its role is transitioning to accommodate wider 
types of businesses (including those who require ‘clean’ and contemporary high-tech industrial space and 
commercial-type premises).  

There is opportunity for the Precinct to play an even more significant economic role in the future by accommodating 
more business activity and responding to business floorspace need. A more flexible business land use zone would 
continue to support industrial uses as well as permit co-location of mixed business and enterprise uses.  

Co-location of retail, service commercial floorspace and residential uses are necessary ingredients to a revitalised 
and strengthened Kingsgrove Centre. The residential uses would contribute to generating new interest and energy, 
particularly around the Kingsgrove train station. This would contribute to revitalisation of Kingsgrove Centre as well 
as improving tenant amenity in the Precinct. To this end, retail and residential uses are considered ‘enabler uses’ 
to enable sustainable renewal and future growth of the Precinct. 

In order for the Precinct to achieve its full economic potential, future land use planning should not be undertaken 
in a vacuum, rather be undertaken on a holistic basis incorporating both North and South precincts as well as the 
Kingsgrove Centre. The principles of TOD (transit-oriented-development) have a real opportunity to be realised, 
thereby integrating jobs and housing in pursuit of the 30-minute city objective. 

Given that property markets and economic conditions are dynamic and evolve as they respond to structural as well 
as market trends, it is important that careful land use planning on a holistic basis is undertaken, also having 
particular regard to the fragmentation of lots and ownership in the Precinct. 

. 
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1. INTRODUCTION 
1.1 BACKGROUND  
The nature of industrial activity is evolving, with traditional-type activities on the decline. Businesses still require 
floorspace however their requirements continue to evolve as the use of technology and knowledge being 
productivity efficiencies to business. In some cases renewal of existing buildings enable provision of clean and 
contemporary floorspace as well as commercial premises to meet the changing needs of industry/businesses.  

AEC Group (AEC) have been commissioned to assist JBA who are preparing a submission on the Draft South 
District Plan on behalf of the Kingsgrove South Industrial Precinct Land Owners Group and this economic analysis 
has been undertaken to inform the submission. Key to this analysis is an assessment of the performance and role 
of Kingsgrove Precinct as a whole (the South and North Precinct combined) to ascertain the future land uses that 
will be sustainable and cater to floorspace need and demand.  

The ‘Kingsgrove Precinct’ is located within the suburb of Kingsgrove (approximately 13km from the Sydney CBD) 
and the M5 Motorway runs through the Precinct, which divides the Precinct into two (north and south). The northern 
portion of the precinct is located in the former Canterbury local government area (now Canterbury-Bankstown 
Council) and the southern portion of the precinct is located in the former Hurstville City Council local government 
area (now Georges River Council).  

The objective of this analysis is to understand the role the Precinct currently plays and how it may be positioned in 
the future. 

• Current Role of the Precinct  
The first part of the analysis seeks to understand the current role of the Precinct and types of employment are 
present, if those employment industries are changing (growing or declining). The aim of this is to help identify 
if current land uses meet industry need and requirements and how well from an economic perspective the 
Precinct is being utilised (e.g. employee intensity, suitability of built form). 

• Future Position/Role of the Precinct  
The aim of the second part is to look forward, to investigate the role/position of the Precinct for Sydney’s future. 

In addition to commissioning this economic analysis, the Land Owners Group have engaged Urbis to undertake a 
Business Survey of business operators in the South Kingsgrove Precinct 

1.2 APPROACH AND STRUCTURE OF THE STUDY  
In order to meet the requirements of the brief, AEC carried out the following tasks: 

• Review of state and local planning policy as relevant to the Precinct. 

• Employment analysis to understand the employment and user profile in the Precinct, including where workers 
live.  

• Property market research focused on the Precinct to understand the nature of market demand as well as 
occupier preferences and requirements. 

• Review of occupier feedback provided during a survey of 32 businesses in the Kingsgrove South Precinct.  

• Review of alternate land uses and potential development typologies that could accommodate future growth. 

The overarching objective of the analysis is a clear understanding of the Precinct’s current role and the implications 
for its future growth and sustainability. 

AEC acknowledges the data limitations wherein socio-economic data is only available at the old LGA boundaries 
(the Canterbury and Hurstville LGAs).  
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The analysis structured in the following chapters: 

Chapter 2 reviews local and state planning policy which is of relevance to the Precinct.  

Chapter 3 analyses the Precinct and the nature of employment in the Precinct. 

Chapter 4 identifies alternative land use options and their key requirements.  

Chapter 5 looks forward, to investigate the role/position of the Precinct for Sydney’s future. 
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2. POLICY ANALYSIS  
2.1 STATE GOVERNMENT  

2.1.1 A Plan for Growing Sydney  

A Plan for Growing Sydney (DP&E, 2014) (the Plan) sets the strategic direction for Sydney towards 2031. The 
overarching vision is that by 2031, Sydney will be “a strong global city, a great place to live”. The Plan is built 
around four key goals:  

• Goal 1: A competitive economy with world-class services and transport.  

• Goal 2: A city of housing choice with homes that meet our needs and lifestyles. 

• Goal 3: A great place to live with communities that are strong, healthy and well connected.  

• Goal 4: A sustainable and resilient city that protects the natural environment and has a balanced approach to 
the use of land and resources.   

Goal 1: A competitive economy with world-class services and transport 

This action sets out the Industrial Lands Strategic Assessment Checklist to guide the assessment of proposed 
rezonings of industrial lands. It poses questions about whether the site is near or within direct access to key 
economic infrastructure, how it contributes to a significant industry cluster, and how the proposed rezoning would 
impact on industrial land stocks and employment objectives in each subregion. The Checklist allows for evidence-
based decisions and aims to prevent encroachment on important industrial sites. 

The Plan states the Government will: 

• Undertake an analysis of Sydney’s stock of industrial zoned land to identify key industrial Precincts and use 
the findings to: 

o Determine where improved planning controls are required to better protect industrial land from conversion 
to other uses; 

o Identify where improved and innovative planning controls will allow for the ongoing evolution of industrial 
activities to more intensive commercial activities; and 

o Update the Industrial Lands Strategic Assessment Checklist. 

• Assess new proposals to convert existing industrial zoned land to other uses under the Industrial Lands 
Strategic Assessment. 

Goal 2: A City of housing Choice 

Another goal of relevance is Goal 2: A city of housing choice, with homes that meet our needs and lifestyles. The 
following key directions/actions are of relevance to this Assessment.  

• Accelerate housing supply and local housing choice (Direction 2.1/Action 2.1.1) 
The Plan states the Government is working to achieve its target of an additional 664,000 new dwellings by 
2031. The Plan acknowledges that increasing housing supply and addressing housing affordability and choice 
will assist in reaching the target.  

• Working with the market to deliver new housing  
Importantly the Plan acknowledges that Government and local councils need to understand and respond to 
the housing market in each and every Local Government Area. The housing market reflects consumer demand 
and willingness to pay for particular types of housing in particular locations.  

It is the role of the private sector to build new houses. The private sector will only develop housing on rezoned 
sites where there is sufficient consumer demand for it, at a price that provides a return to the developer. Local 
councils should assist housing production by identifying and rezoning suitable sites for housing. 
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• Accelerate urban renewal across Sydney – providing homes closer to jobs (Direction 2.2/Action 2.2.2) 
A Plan for Growing Sydney focuses new housing in centres which have public transport that runs frequently 
and can carry large numbers of passengers.  

• Improve housing choice to suit different needs and lifestyles (Direction 2.3) 
The Plan states as the population ages, many people will choose to downsize their homes. Most people will 
prefer to remain in their communities – around 50 per cent of people looking to purchase a new house stay 
within their current Local Government Area. To respond to these issues, the Government will introduce 
planning controls that increase the number of homes in established urban areas. 

Action 2.3.3 Deliver more opportunities for affordable housing recognises it is important to supply housing for 
people on very low, low and moderate incomes. People in lower income brackets that spend more than 30 per 
cent of their gross income on rent are said to be experiencing rental stress. 

The Plan states that in order to respond to these issues, the Government will introduce planning controls that 
increase the number of homes in established urban areas to take advantage of public transport, jobs and 
services. 

2.1.2 Draft South District Plan  

The Plan divides Greater Sydney into three cities, the Eastern City, Central Sydney and Western Sydney. The 
metropolis of three cities acts as a central organising strategy in the planning for Greater Sydney as an eight million-
strong metropolis by 2056. It will guide future decision-making and the priorities of government and industry to a 
more productive, sustainable and equitable city. 

The Draft Plan depicts the Eastern City is currently the established Sydney City (the economic corridors to its north 
through to Macquarie Park and south through Sydney Airport and Port Botany to Kogarah). The South District sits 
within the Eastern City. The South Kingsgrove Precinct and the North Kingsgrove Precinct fall within the South 
District.  

The Draft South District Plan sets out a 20-year vision, priorities and actions for the South District. The Draft Plan 
sets outs out three goals:  

• A Productive City (Goal 1) 

• A Liveable City (Goal 2 and Goal 3) 

• A Sustainable City (Goal 3 and Goal 4) 

Of particular relevance to this Study is a productive city and a liveable city.   

A Productive City  

The Draft Plan states the South District can leverage the opportunities presented by its highly skilled and well 
educated population as well as its existing health and education assets, strategic and district centres, existing and 
planned improvements to transport infrastructure.  

While these initiatives present significant opportunities, challenges remain. Employment and urban services areas 
are under pressure for conversion to competing uses such as residential. There is emerging pressure on 
commercial floor space and challenges in attracting major commercial tenants to the District’s centres. 

The Draft Plan outlines several productivity priorities and actions for the South District. Of relevance to this Study 
are the following priorities and actions:  

• Planning for job target ranges for strategic and district centres 

The Draft Plan states the forecast demand for jobs across Greater Sydney are from 689,000 to 817,000 
additional jobs by 2036. The Draft Plan states that we need to plan for how Greater Sydney might attract and 
accommodate these jobs in the right locations - the kind of places that are supported by land use and 
infrastructure investment and are attractive from a commercial perspective. 

 



KINGSGROVE ECONOMIC ANALYSIS 

 
5 

• Growing economic activity in centres 

The Draft Plan highlights the vitality and viability of centres is important to local economies as well as the 
character of local areas. More specifically, it highlights that well-planned centres: 

o Help to stimulate economic activity and innovation through the co-location of industries. 

o Ensure the most efficient use of infrastructure. 

o Provide jobs closer to home to support a 30-minute city. 

o Reduce the need to travel by car by co-locating residential, health, employment and education facilities. 

o Promote healthier lifestyles and community cohesion with improved walking. 

o Provide attractive, safe and inclusive locations for communities to meet and socialize. 

• Leveraging health and education assets as catalysts to grow smart jobs. 

• Manage employment and urban services land across the District (protecting and support employment and 
urban services land). 

• Accessing to a greater number of jobs and services within 30 minutes. 

A Liveable City 

This section of the Plan outlines the liveability priorities and actions for the South District. This section of the Plan 
outlines a number of priorities, two of these are relevant to this analysis, these are:  

• Improve housing choice 

o Understand the Greater Sydney housing market and demand.  

o Deliver South District’s five-year housing supply target.  

o Create housing capacity in the South District.  

• Improve housing diversity and affordability.  

The draft South District Plan is currently on public exhibition and available for public comment until end of March 
2017. 

2.2 LOCAL GOVERNMENT  

2.2.1 Hurstville City Council (now Georges River Council) 

Hurstville Local Environmental Plan (2012) 

The Kingsgrove South Precinct falls under the Hurstville Local Environmental Plan (HLEP) and is zoned IN2 Light 
Industrial. The objectives of the IN2 zone are: 

• To provide a wide range of light industrial, warehouse and related land uses. 

• To encourage employment opportunities and to support the viability of centres. 

• To minimise any adverse effect of industry on other land uses. 

• To enable other land uses that provide facilities or services to meet the day to day needs of workers in the 
area.  

• To support and protect industrial land for industrial uses. 

• To enable industrial development which does not pollute or adversely affect adjoining land, air or water. 

• To ensure industrial development creates areas that are pleasant to work in, safe and efficient in terms of 
transportation, land utilisation and service distribution. 
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The following uses are permitted with consent: depots, garden centres, hardware and building supplies, industrial 
training facilities, kiosks, landscaping material supplies, light industries, neighbourhood shops, places of public 
worship, plant nurseries, roads, take away food and drink premises, timber yards, vehicle sales or hire premises, 
warehouse or distribution centres and water recycling facilities.  

Prohibited use in the IN2 zone are: agriculture, air transport facilities, airstrips, amusement centres, biosolids 
treatment facilities, boat launching ramps, boat sheds, camping grounds, caravan parks, cemeteries, charter and 
tourism boating facilities, child care centres, commercial premises, community facilities, correctional centres, 
crematoria, eco-tourist facilities, educational establishments, entertainment facilities, environmental facilities, 
exhibition homes, exhibition villages, extractive industries, farm buildings, forestry, function centres, health services 
facilities, heavy industrial storage establishments, helipads, highway service centres, home occupations (sex 
services), information and education facilities, industries, jetties, marinas, mooring pens, moorings, mortuaries, 
open cut mining, passenger transport facilities, public administration buildings, recreation areas, recreation facilities 
(major), recreation facilities (outdoor), registered clubs,  research stations, residential accommodation, respite day 
care centres, rural industries, sewage treatment plants, tourist and visitor accommodation, water recreation 
structures, water supply systems, wholesale supplies. 

Draft Hurstville Employment Lands Study  

The draft Employment Lands Study covers all the industrial areas and commercial centres in the LGA and provides 
future strategic direction for these lands. This study has been prepared to inform the preparation of a Planning 
Proposal and DCP to review the zones and planning controls for these lands. One of the precincts the Study covers 
is the Kingsgrove Industrial Area (more specifically Kingsgrove South Precinct).  

Then draft Study states the Kingsgrove industrial area is Hurstville’s second largest, covering 25.5 hectares. The 
western end of the estate comprises large lots while the eastern portion is more fragmented, comprising small 
industrial units. The area is well buffered from residential and other uses by parkland reserves, major roads and 
the M5 Motorway. 

According to the draft Study there is demand for more warehouse style loading facilities and larger office component 
industrial can be accommodated within the Kingsgrove industrial area. The catalyst for this change, which is 
expected to be a medium to longer term opportunity, is a change in planning controls of the area. As such it is 
recommended that the Precinct is rezoned to B7 Business Park, the B7 Business Park is the preferred alternate 
zone, primarily to preclude and support the desirable prohibition on retail premises to minimise traffic generating 
activities such as bulky goods premises in this location.  

The alternate B6 Enterprise Corridor zone, in the mandated zone objectives, specifically supports retail premises, 
which in the traffic management context is considered to be inappropriate for Kingsgrove. Additionally, is 
recommended that there are increases to FSR and height controls to invigorate the area, and assist the feasibility 
of redevelopment. 

The draft Study recommends that the Precinct is zoned B7 Business Park with an FSR of 2:1 and a height control 
of 23 metres.  

The HLEP does not currently contain a B7 zone. The zone objectives and permissible uses from the standard 
instrument template are: 

• To provide a range of office and light industrial uses. 

• To encourage employment opportunities.  

• To enable other land uses that provide facilities or services to meet the day to day needs of workers in the 
area. 

The land uses which are permitted with consent include: child care centres, garden centres, hardware and building 
supplies, light industries, neighbourhood shops, office premises, passenger transport facilities, respite day care 
centres, warehouse and distribution centres.  



KINGSGROVE ECONOMIC ANALYSIS 

 
7 

2.2.2 Canterbury City Council (now City of Canterbury-Bankstown) 

Canterbury Local Environmental Plan (2012) 

The Kingsgrove North Precinct falls under the Canterbury Local Environmental Plan (CLEP) and is zoned IN2 Light 
Industrial. The objectives of the IN2 zone are: 

• To provide a wide range of light industrial, warehouse and related land uses. 

• To encourage employment opportunities and to support the viability of centres. 

• To minimise any adverse effect of industry on other land uses. 

• To enable other land uses that provide facilities or services to meet the day to day needs of workers in the 
area. 

• To support and protect industrial land for industrial uses. 

The following land uses are permissible with consent: agricultural produce industries, depots, garden centres, 
hardware and building supplies, industrial training facilities, landscaping material supplies, light industries, markets, 
neighbourhood shops, places of public worship, plant nurseries, restaurants or cafes, roads, take away food and 
drink premises, timber yards, vehicle sales or hire premises and warehouse or distribution centres. 

Prohibited uses in the IN2 zone are: agriculture, airstrips, amusement centres, boat launching ramps, boat sheds, 
camping grounds, caravan parks, cemeteries, charter and tourism boating facilities, commercial premises, 
correctional centres, crematoria, eco-tourist facilities, educational establishments, environmental facilities, 
exhibition homes, exhibition villages, extractive industries, forestry, freight transport facilities, function centres, 
general industries, health service facilities, heavy industrial storage establishments, heavy industries, helipads, 
highway services centres, home occupations (sex services), information and education facilities, jetties, marinas, 
mooring pens, moorings, open cut mining, passenger transport facilities, recreation facilities (major), recreation 
facilities (outdoor), registered clubs, residential accommodation, restricted premises, rural industries, sex services 
premises, tourist and visitor accommodation, water recreation structures, wharf or boating facilities. 

Towards 2032 - City of Canterbury Economic Development and Employment Strategy 

This Economic Development and Employment Strategy examines employment, and employment lands within 
Canterbury LGA and recommends future economic development and employment generation strategies for the 
next thirty years. One of the precincts the Strategy covers is the Kingsgrove Industrial Precinct (more specifically 
Kingsgrove North Precinct).  

The Strategy was completed in 2009. At the time the Strategy was undertaken the Kingsgrove North Precinct 
accounted for 27% of all industrial floorspace within Canterbury LGA. Manufacturing (83,524sqm), Property and 
Business Services (65,437sqm) and Wholesaling (51,025sqm) constituted the majority of floorspace. There were 
a significant number of vacant buildings within the precinct.  

The Strategy highlighted the advantages of the Precinct being:  

• Easy access to the M5 Motorway (and to a lesser extent also the King Georges Road and the M4) and thus to 
key clients; 

• Ability to live close to work, enabling more family time even when long work hours are necessary as a small 
operator; and 

• Relatively easy access to the CBD. 

The following concerns with the Precinct were highlighted as:  

• Having to access the area by only one route (with associated delays) and through residential areas, which 
results in complaints to Council; 

• Poor maintenance of the area both by Council and by some industrial precincts within the area (car park litter, 
car dumping etc.; poor lighting; and a need for regular mowing of grass in the area were singled out as key in 
this regard); 
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• Limited exposure for many businesses within the industrial estate (a well-maintained business and industrial 
directory was identified as something Council could provide to assist businesses in this area); 

• A lack of opportunities for those businesses in the area wishing to expand further, given most sites are relatively 
small and turn-over is not high; 

• High costs relative to other industrial areas in Canterbury and elsewhere; and 

• Lack of a footpath in some parts of Garema Circuit (particularly 40-42) (However, Council notes that this has 
since been addressed). 

The Strategy recommended that the IN2 Light Industrial land use zoning be maintained.  

The employment lands studies relevant to each precinct make different land use recommendations. The draft 
Hurstville Employment Lands Study recommends the Kingsgrove South Precinct is zoned B7 Business Park 
with an FSR of 2:1 and a height control of 23m. Whereas, the Canterbury Economic Development and 
Employment Strategy recommends the IN2 land use zoning in Kingsgrove North Precinct is retained.  
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3. THE PRECINCT TODAY 
3.1 LOCATION AND OVERVIEW  
The Kingsgrove Precinct is within the Kingsgrove suburb in southern Sydney and approximately 13 kilometres 
south of the Sydney CBD. The Precinct straddles the local government areas of the Canterbury-Bankstown, and 
Georges River. The M5 Motorway runs through the Precinct, which divides the precinct into two (north and south). 
The northern portion of the precinct was formerly located in the Canterbury local government area (now City of 
Canterbury-Bankstown) and the southern portion of the precinct was formerly located in the Hurstville City Council 
local government area (now Georges River Council). Located at the southeastern edge of the Precinct is the 
Kingsgrove train station (T2 Airport, Inner West & South Line).  

Figure 3.1: Location of The Precinct (distinguished as North Precinct and South Precinct) 

 
Source: JBA 

The Kingsgrove North Precinct covers approximately 35.7ha. Average lot size is less than 3,000sqm with smaller 
lots located on Garema Circuit and larger lots occurring in the eastern portion of the precinct. The areas contains 
a variety of businesses accommodated in small factory/office units through to medium-sized industrial buildings. 
Businesses include tile and kitchen companies, smash repairers and automotive parts suppliers and warehouse/ 
distribution centres. A Bunnings Warehouse is also located here.  

The Kingsgrove South Precinct covers 25.5ha. The western portion of the precinct is comprised of larger lots while 
the eastern portion is characterised by finer grain lots and smaller industrial units. Two business parks are located 
in the middle of the precinct, i.e. Goodman Business Park and Gateway Business Park. 
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Located just to the south of the Kingsgrove Precinct is the Kingsgrove Centre. The core of the centre is found along 
Kingsgrove Road and is predominantly characterised by 2 storey strip retail shops (with residential or commercial 
uses above). The centre also accommodates Commonwealth Bank and ANZ bank branches as well as a post 
office. 

The proximity of the Kingsgrove Centre to the Kingsgrove Precinct influences this analysis, which views their 
individual and collective roles. 

3.2 EMPLOYMENT PROFILE  
In order to better understand employment and activities occurring in the Precinct, Australian Bureau of Statistics 
Census data (ABS, 2012) and Bureau of Transport Statistics data (BTS, 2012) was examined using statistical 
geographic boundaries of Travel Zone (TZ) area. 

This section considers the employment profile of workers in the Kingsgrove Precinct and Kingsgrove Centre by 
analysing types of employment categorised under Australian and New Zealand Standard Industrial Classification 
(ANZSIC). The ANZSIC has been developed jointly by the Australian Bureau of Statistics and Statistics New 
Zealand to improve the comparability of industry statistics between the two countries and the rest of the world.  

The ANZSIC is a hierarchical classification of industry with four levels, namely Divisions (the broadest level), 
Subdivisions, Groups and Classes (the finest level). At the Divisional level (referred to as 1-digit ANZSIC), the 
main purpose is to provide a limited number of categories which provide a broad overall picture of the economy.  

The Subdivision (2-digit ANZSIC, Group (3-digit ANZSIC) and Class (4-digit ANZSIC) levels provide increasingly 
detailed dissections of these categories to enable the compilation of more specific and detailed statistics (ABS, 
2006). 

We highlight that the TZs do not exactly align with the Precinct. The TZs analysed in the Kingsgrove Precinct and 
Kingsgrove Centre are depicted below. For example, the TZs capture some lands that fall outside of the 
employment precincts (outside of the IN2 zone), specifically Kingsgrove High School and Clemton Park High 
School. As a result, education & training is well represented in the employment profile however is not necessarily 
representative of land uses in the Precinct. 

Figure 3.2: BTS Travel Zones (The Precinct) 

 
Source: BTS (2014) 
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Figure 3.3: BTS Travel Zones (Kingsgrove Centre) 

 
Source: BTS (2014) 

3.2.1 Employment by Industry  

The Precinct 

Table 3.1 contains employment by industry in the Precinct over the 2006-2011 period. The Precinct’s total 
employment by industry is a composite of the Kingsgrove South Precinct and the Kingsgrove North Precinct (which 
are comprised of travel zone 2526/2527 and 2528 respectively). 

Table 3.1: Employment by Industry, The Precinct (2006-2011)  

Industry 2006 2011 Change (2006-11) 

No. % of Total No.  % of Total No. % 

Agriculture, Forestry and Fishing 3 0.1% 0 0.0% -3 -100% 

Mining 1 0.0% 0 0.0% -1 -100% 

Manufacturing 1,250 23.5% 1,079 19.3% -171 -14% 

Electricity, Gas, Water and Waste Services 10 0.2% 5 0.1% -4 -46% 

Construction 562 10.5% 805 14.4% 243 43% 

Wholesale Trade 1,360 25.5% 1,249 22.3% -110 -8% 

Retail Trade 200 3.8% 202 3.6% 2 1% 

Accommodation and Food Services 37 0.7% 43 0.8% 7 18% 

Transport, Postal and Warehousing 517 9.7% 780 13.9% 263 51% 

Information Media and Telecommunications 136 2.5% 81 1.4% -55 -41% 

Financial and Insurance Services 37 0.7% 51 0.9% 13 36% 

Rental, Hiring and Real Estate Services 17 0.3% 19 0.3% 2 13% 

Professional, Scientific and Technical Services 227 4.3% 250 4.5% 23 10% 

Administrative and Support Services 122 2.3% 149 2.7% 28 23% 

Public Administration and Safety 397 7.5% 342 6.1% -56 -14% 

Education and Training 208 3.9% 243 4.3% 35 17% 

Health Care and Social Assistance 38 0.7% 54 1.0% 16 41% 

Arts and Recreation Services 11 0.2% 12 0.2% 1 8% 

Other Services 193 3.6% 239 4.3% 46 24% 

Total 5,325 100.0% 5,602 100.0% 277 5.2% 
Source: BTS (2014), AEC 
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In 2011 the Precinct contained 5,602 employees, representing an increase of 277 employees (or 5.2%) from 2006.  

The industries which grew the most between 2006 and 2011 include:  

• Transport, Postal and Warehousing (263 employees or 51%) 
Of the 263 jobs which increased, 156 (or 59.3%) were in postal and courier pick-up and delivery services and 
93 (or 35.3%) were in road transport.    

• Construction (243 employees or 43%) 
Of the 243 jobs which increased, 122 (or 50%) were in heavy and civil engineering construction.  

• Education and Training (35 employees or 17%) 
Of the 35 jobs which increased, 68.2% were in pre-school and school education.  

The employment analysis also demonstrates the top two industries of employment in the Precinct are wholesale 
trade (22.3%) and manufacturing (19.3%). Notably, both these industries experienced the greatest decline between 
2006 and 2011, manufacturing declined by 171 jobs or 14% and wholesale trade declined by 110 jobs or 8%. This 
is in line with findings outlined in the draft District Plans wherein industrial employment declined by 17% in the 
South District over the 1996-2016 period. 

Further disaggregation of these key industry sectors highlights the following sub-sectors within wholesale trade 
and manufacturing which declined the most include:  

• Wholesale Trade (-110 employees or 8%) 
Of the 110 jobs which declined, 60 jobs (or 55%) were in machinery and equipment wholesaling, 52 jobs (or 
47%) were in textile, clothing and footwear wholesaling and 50 jobs (or 46%) were in furniture/floor covering 
wholesaling.  

• Manufacturing (-171 employees or 14%)  
Of the 171 jobs which declined, 92 jobs (or 54%) were in machinery and equipment manufacturing and 73 jobs 
(or 43%) were in textile, clothing and footwear manufacturing.  

These observations suggest both machinery & equipment and furniture, clothing & textile cumulatively contributed 
to a decline in respective wholesale trade and manufacturing employment during the 2006-2011 period. This is 
consistent with the nationwide decline of traditional types of manufacturing activity (i.e. those activities that employ 
traditional methods, not technology or automation) where a large proportion of this type of activity is now carried 
out overseas. It is therefore unsurprising that decline in other activity (e.g. wholesale trade and retailing) associated 
with those commodities was commensurate. 

Disaggregation of Employment Profile in the Precinct 

In order to understand the employment profile of the Precinct at a finer grain, this section presents the analysis for 
the North Precinct, South Precinct, the Precinct as a whole which are then benchmarked to their respective LGAs 
(prior to amalgamation).  
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Table 3.2: Employment Change, Kingsgrove South, Kingsgrove North, Kingsgrove Precinct, Hurstville and Canterbury LGAs (2006-2011)  

Industry Kingsgrove South Kingsgrove North Precinct Hurstville LGA Canterbury LGA 

No. % No. % No. % No. % No. % 

Agriculture, Forestry and Fishing -1 -100.0% -2 -100.0% -3 -100.0% -5 -22.7% -12 -42.9% 

Mining -1 -100.0% -1 -100.0% -1 -100.0% -3 -100.0% -6 -60.0% 

Manufacturing 27 10.0% -198 -20.1% -172 -13.7% -200 -9.8% -846 -22.6% 

Electricity, Gas, Water and Waste Services -1 -100.0% -4 -43.8% -5 -46.4% -15 -14.4% -16 -34.8% 

Construction 130 101.3% 113 26.1% 243 43.3% 401 23.5% 586 22.6% 

Wholesale Trade -41 -4.9% -70 -13.1% -111 -8.1% -37 -2.3% -85 -4.2% 

Retail Trade 3 7.3% -2 -1.0% 2 0.9% -128 -4.4% 61 1.7% 

Accommodation and Food Services -4 -34.4% 10 40.3% 7 18.0% 192 15.0% 427 26.9% 

Transport, Postal and Warehousing 116 81.2% 147 39.2% 263 50.8% 109 12.6% 574 41.9% 

Information Media and Telecommunications -63 -65.1% 9 22.3% -55 -40.5% -233 -55.6% -16 -6.8% 

Financial and Insurance Services 1 3.3% 13 71.1% 13 35.6% 56 4.2% 26 6.4% 

Rental, Hiring and Real Estate Services 0 -9.3% 3 18.6% 2 13.1% -60 -12.7% -8 -1.9% 

Professional, Scientific and Technical Services 6 6.5% 18 12.7% 23 10.3% 47 3.5% 93 9.6% 

Administrative and Support Services 5 7.3% 22 44.9% 28 22.6% 184 29.8% 248 38.0% 

Public Administration and Safety -4 -7.3% -51 -15.2% -56 -14.0% 42 4.0% 97 6.3% 

Education and Training 8 39.3% 28 14.7% 35 17.0% 167 10.3% 239 11.5% 

Health Care and Social Assistance 3 39.1% 13 42.1% 16 41.5% 831 39.3% 600 19.6% 

Arts and Recreation Services 0 -100.0% 1 8.6% 1 7.7% -41 -12.9% 17 4.8% 

Other Services 13 43.5% 32 20.0% 46 23.7% 169 16.8% 182 15.1% 

Total 197 10.8% 81 2.3% 277 5.2% 1,476 7.1% 2,161 8.3% 

Source: BTS (2014), AEC 

Table 3.4 demonstrates the following: 

• The top three industries which grew the most in the South Precinct between 2006-2011 were: construction (+130); transport, postal and warehousing (+116) and 
manufacturing (+27). Whereas the top three industries of growth in the Hurstville LGA were: health care and social assistance (+831), construction (+401) and accommodation 
and food services (+192).  

• The top three industries which grew the most in the North Precinct between 2006-2011 were: transport, postal and warehousing (+147), construction (+113) and administrative 
and support services (+22). Whereas the top three industries which grew the most in the Canterbury LGA were: health care and social assistance (+600), construction (+586) 
and transport postal and warehousing (574). Like the North Precinct, transport/warehousing and construction have also grown significantly in the LGA.  
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Kingsgrove Centre 

Given the close proximity of the Kingsgrove Centre to the Precinct, employment analysis was undertaken to 
understand the employment composition and nature of growth. Table 3.3 outlines the employment profile in the 
Kingsgrove Centre.  

Table 3.3: Employment by Industry, Kingsgrove Centre (2006-2011)  

Industry 2006 2011 Change (2006-11) 

No. % of Total No.  % of Total No. % 

Agriculture, Forestry and Fishing 1 0.1% 0 0.0% -1 -100% 

Mining 0 0.0% 0 0.0% 0 -100% 

Manufacturing 15 1.8% 12 1.3% -3 -21% 

Electricity, Gas, Water and Waste Services 0 0.0% 0 0.0% 0 -100% 

Construction 49 5.6% 56 6.2% 6 13% 

Wholesale Trade 17 1.9% 14 1.6% -3 -16% 

Retail Trade 86 9.9% 77 8.5% -9 -11% 

Accommodation and Food Services 99 11.3% 106 11.7% 7 7% 

Transport, Postal and Warehousing 26 2.9% 28 3.1% 2 8% 

Information Media and Telecommunications 4 0.4% 4 0.4% 0 -6% 

Financial and Insurance Services 53 6.1% 44 4.9% -9 -17% 

Rental, Hiring and Real Estate Services 12 1.4% 13 1.4% 0 4% 

Professional, Scientific and Technical Services 49 5.6% 52 5.8% 3 6% 

Administrative and Support Services 5 0.6% 8 0.9% 3 53% 

Public Administration and Safety 14 1.6% 17 1.8% 3 20% 

Education and Training 288 32.9% 304 33.6% 17 6% 

Health Care and Social Assistance 102 11.6% 115 12.7% 13 13% 

Arts and Recreation Services 5 0.6% 3 0.3% -2 -45% 

Other Services 48 5.5% 52 5.7% 4 8% 

Total 875 100.0% 906 100.0% 31 3.5% 

Source: BTS (2014), AEC 

In 2011 the Kingsgrove Centre contained 906 employees, representing a nominal increase of 31 employees (or 
3.5%) from 2006.  

The industries which grew the most between 2006 and 2011 include:  

• Education and Training (17 employees or 6%). 

• Health Care and Social Assistance (13 employees or 13%). 

The industries which declined the most between 2006 and 2011 include: 

• Retail Trade (-9 employees or 11%). 

• Financial and Insurance Services (-9 employees or 17%). 

The growth in the education and training sector as well as health care and social assistance is in line with industry 
growth at a national level. The analysis also suggests that where local centres (such as Kingsgrove) traditionally 
would have been characterised by retail trade and financial and insurance services (e.g. banks), these industries 
have declined in importance and a broader mix of uses now represented in the centre.  
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3.2.2 Where Workers Live  

In order to analyse where workers in the Precinct live, journey to work analysis was undertaken. The analysis 
demonstrates a proportion of employees in the Precinct live in the Canterbury LGA (17.4%), followed by Sutherland 
Shire (11.2%) and Bankstown (8.8%).  

The Precinct plays a local/regional role in providing employment (27% workers live within 10km of the Precinct), 
with a large proportion of workers also originating from outside the Georges River Council (previously Hurstville 
and Kogarah local government areas). A further 18% of workers live between 10km and 20km of the Precinct.  

Figure 3.4: Journey to Work, Movement to the Precinct by Top LGAs (2011) 

 
Source: BTS (2014), AEC 

3.2.3 Employment Density 

The overall employment density of the Precinct is estimated at 92 employees per hectare, with the South Precinct 
and North Precinct accommodating 78 employees and 99 employees per hectare respectively.  

Table 3.4 illustrates the employment density in the Precinct compared to other employment precincts. Overall, the 
Precinct’s employment density is broadly comparable to the Marrickville Industrial Precinct (87 employees/ha) and 
expectedly lower than in South Sydney (101 employees/ha) and Macquarie Park (162 employees/ ha).   

Table 3.4: Employment Density Comparison  

Industry South 
Precinct 

North 
Precinct 

The 
Precinct 

Marrickville South 
Sydney 

Macquarie 
Park 

Agriculture, Forestry and Fishing 0.0% 0.0% 0.0% 0.0% 0.0% 0.1% 

Mining 0.0% 0.0% 0.0% 0.1% 0.0% 0.1% 

Manufacturing 14.4% 22.0% 19.3% 30.1% 15.8% 12.0% 

Electricity, Gas, Water and Waste Services 0.0% 0.1% 0.1% 0.4% 0.6% 0.1% 

Construction 12.8% 15.3% 14.4% 7.5% 4.8% 4.2% 

Wholesale Trade 39.0% 12.8% 22.3% 15.2% 16.1% 22.0% 

Retail Trade 2.4% 4.3% 3.6% 11.4% 11.1% 6.3% 

Accommodation and Food Services 0.4% 1.0% 0.8% 4.3% 2.4% 2.1% 

Transport, Postal and Warehousing 12.8% 14.6% 13.9% 6.8% 19.5% 0.7% 

Information, Media and 
Telecommunications 

1.7% 1.3% 1.4% 0.8% 4.1% 19.4% 

Financial and Insurance Services 1.0% 0.8% 0.9% 1.8% 1.5% 1.2% 

Rental, Hiring and Real Estate Services 0.1% 0.4% 0.3% 0.5% 1.3% 0.9% 

1.1%

2.2%

2.6%
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4.9%
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Industry South 
Precinct 

North 
Precinct 

The 
Precinct 

Marrickville South 
Sydney 

Macquarie 
Park 

Professional, Scientific and Technical 
Services 

4.7% 4.4% 4.5% 3.5% 6.7% 18.8% 

Administrative and Support Services 3.8% 2.0% 2.7% 2.4% 1.8% 2.4% 

Public Administration and Safety 2.8% 8.0% 6.1% 2.2% 2.3% 0.7% 

Education and Training 1.3% 6.0% 4.3% 1.4% 0.6% 0.7% 

Health Care and Social Assistance 0.6% 1.2% 1.0% 2.7% 4.6% 6.0% 

Arts and Recreation Services 0.0% 0.3% 0.2% 2.7% 1.2% 0.2% 

Other Services 2.2% 5.4% 4.3% 6.2% 5.7% 2.2% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Employment Numbers 2,022 3,580 5,602 8,255 21,072 40,475 

Land Area (Ha) 26 36 61 94.7 209.5 250 

Employee Density  78 99 92 87 101 162 

Source: BTS (2014), AEC 

A number of observations can be made: 

• South Sydney is an employment precinct that straddles the suburbs of Alexandria, Zetland, Waterloo and 
Rosebery, characterised by a mix of employment zones (IN1, B6 and B7). Heavier and more ‘dirty’ industrial 
uses are accommodated in the IN1 General Industrial zone where employee densities are typically lower. The 
large B6 and B7 zones facilitate a diverse mix of business uses which typically yield higher employment 
densities.   

South Sydney is comparatively highly represented by employment in Professional, Scientific and Technical 
Services (6.7% compared to 4.5% in the Precinct) which requires more commercial-type floorspace. The 
overall employment density is boosted by the prevalence of commercial and office premises.  

Investigations suggest demand for commercial-type floorspace in South Sydney is particularly strong, resulting 
in an intensification of employment densities in the B6 and B7 zones. A strong cluster of retail uses (traditional 
retail and large format) in the B6 zone also contributes to greater employment numbers. Overall, the greater 
mix of land uses in South Sydney contributes to the higher employment density.  

• Macquarie Park accommodates a high concentration of industries reliant on knowledge and technology, as 
demonstrated by high representation of employment in Information, Media & Telecommunications (19.4%) and 
Professional, Scientific & Technical Services (18.8%). These industries generally require more commercial 
office-type floorspace and have corresponding higher employment densities.  

Buildings in Macquarie Park are contained in the B3 and B7 land use zones, expectedly resulting in a high 
employment density (162 employees/ha).  

• Marrickville has the lowest employment density at 87 employees per hectare. This is unsurprising given the 
industrial character of the area, and with manufacturing being the largest component of employment (30.1%) 
along with Wholesale Trade (15.2%). These types of uses typically yield lower employment densities.   

The Marrickville employment precinct comprises mainly IN1 General Industrial zoned land and small portions 
of IN2 Light Industrial, B5 Business Development and B7 Business Park. A large component of IN1 zoned land 
contributes to slightly lower employment density.    

Small pockets of B7 zoned lands in the Marrickville employment area accommodate a broad range of business 
uses including commercial and office premises and residential uses in conjunction with active ground floor 
uses.  
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3.3 PROPERTY MARKET ANALYSIS  
The property market has a role to play through provision of quality buildings and places. An understanding of the 
market dynamics that prevail in each relevant market sector is critical in understanding the environment within 
which renewal or development could occur.  

This section details the findings of our property market analysis which enables an appreciation of market dynamics 
in the Precinct which consequently underpin the attractiveness of current and future development. The market 
analysis also investigates the types of businesses who are located in or attracted to the Precinct and their 
accommodation requirements. The analysis has been informed by analysis of market activity sourced from 
commercial databases and interviews with real estate agents active in the local area. 

At present, the Precinct appears to be a beneficiary of economic and market cycles. A growth in demand from 
businesses has resulted in a spike in market interest levels. This is in contrast to the period immediately following 
the GFC wherein market activity for industrial and commercial space was subdued.  

Industrial users are generally less sensitive to the age and presentation of accommodation subject to accessibility 
and functionality of the space. In contrast, retail and commercial users place more importance on aesthetic factors. 
Some buildings in the Precinct are of an older-style with low clearance heights and less functional space. These 
ageing buildings can experience longer letting-up periods, particularly where notable capital works are required for 
refurbishment.   

3.3.1 Mix of Business Activity  

Analysis of market activity and discussions with local agents active in the area reveal some key findings.  

• Strategic and accessible location  
The Precinct’s central location is a major appeal factor. The Precinct is located approximately 17km west of 
the Sydney CBD and 20km east of Liverpool. This makes the Precinct an ideal location for service businesses 
who service metropolitan Sydney. Furthermore, its close proximity to the M5 on- and off-ramp makes the 
Precinct an ideal location for distribution as there is direct access on and off a major arterial road.  

Owing to the road network and configuration, access by heavy vehicles (B doubles and semi-trailers) is not 
possible in the Precinct. This accordingly limits demand to those businesses who do not require heavy vehicles 
to service their distribution network, relying on smaller rigid trucks to meet their needs. 

The Precinct’s close proximity to Kingsgrove Station, makes the Precinct accessible for employees.  

• Growth in E-commerce and construction activity 
Growth in e-commerce businesses and the construction industry has seen strong demand from tenants 
seeking warehouse/distribution space as well as industrial strata units. As an example, there is currently a 
warehouse for lease located at 6 The Crescent, the leasing agent has indicated there has been strong interest 
from e-commerce businesses. Notwithstanding interest from prospective tenants, the large proportion of office 
space is understood to somewhat detract from its appeal. 

The recent boom in construction activity has resulted in high demand for industrial strata units from builders 
and tradespersons. An example is the sale of an industrial strata unit located at A4, 13-15 Forrester Road 
(270sqm of floorspace) which sold for $920,000 ($3,407/sqm of floorspace) in February 2017.  

• Demand for commercial premises  
An increase in demand for office-type space from tenants who are both seeking warehouse space with an 
office component as well as standalone office space. For example, an e-commerce business may require 
warehouse space to carry out distribution as well as office space to carry out administration (i.e. take orders, 
manage stock).  

There is additional interest in standalone office space from businesses such as insurance companies, 
education providers, e.g. education providers specialising in services for migrants, after school education and 
child care providers. Some of these businesses seek space in the Precinct as they are unable to find space in 
the nearby centre of Hurstville.  
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• Demand for ‘clean’ and contemporary Space 
There is a need for ‘clean’ and contemporary industrial space which suits a range of businesses. An example 
is Palm Grove Industrial Estate in the Precinct. Older-style industrial buildings (with low clearance heights) 
which may have been used for traditional manufacturing activity do not meet today’s business requirements. 
These buildings can suffer from protracted leasing periods.  

Some buildings in the Precinct (particularly in the South Precinct) are large in scale, in some cases requiring 
repurpose to suit cotemporary floorspace requirements.  

There is a need for precincts like Kingsgrove which are well located to transition and provide a wider range of 
accommodation types for a variety of businesses.  

• Competitive Position  
Other industrial precincts nearby which provide some competition to the Precinct are: Peakhurst, Riverwood 
and Padstow. Despite these other precincts also offering warehousing and industrial strata space, the Precinct 
benefits from a more strategic location due to its proximity to the M5 Motorway and Kingsgrove train station.  

3.3.2 Prospects for Renewal and Redevelopment 

In Greenfield areas development of industrial buildings occurs as the much lower price of land permits. In brownfield 
or infill areas development of new industrial buildings typically occurs on vacant sites or on sites where 
improvements are nominal. In many cases alterations and additions are undertaken to facilitate tenant occupation. 

Greenfield lands lend themselves best to new industrial development for large format industrial warehouses, 
demonstrated by new releases in Eastern Creek, Erskine Park and other Greenfield industrial estates in Outer Ring 
locations. That said, in inner ring and inner city locations (e.g. South Sydney, Marrickville) in response to the high 
cost of land, hybrid development types are pursued. These development types are predicated on achieving a higher 
end sale rate per square metre by making a more intensive use of space over multiple levels. These forms of 
industrial development typically incorporate a more intensive use of floorspace, i.e. more output/sqm or more 
employees/sqm. A similar trend is also witnessed in middle ring locations such as Punchbowl and Revesby, where 
hybrid developments which incorporate industrial and commercial space are being progressed on old/obsolete 
buildings on large allotments.  

There is a modest amount of proposed and approved industrial development in the Kingsgrove Precinct. This is 
not surprising given the valuable nature of properties therein. The price of land is critical for development to be a 
commercial proposition. Existing-use values, established land use patterns and built form in existing urban areas 
collectively influence the prospects for renewal and redevelopment. The Precinct is no exception.  

Existing-use values in the Precinct are divergent. Analysis of sales activity reveals larger sites have sold for 
between $800/sqm and $1,000/sqm of site area while smaller sites with relatively large buildings can sell for up to 
$3,000/sqm of overall site area.  

Redevelopment prospects in the Precinct are mixed. Large allotments with old and ageing buildings are more likely 
to offer comprehensive redevelopment opportunities into mixed industrial/business product. In contrast, lots with 
substantial and/or functional buildings that may be more valuable are more likely to be refurbished, expanded or 
altered incrementally over time to better accommodate suit occupier requirements, rather than being 
comprehensively redeveloped.  

3.4 CHALLENGES, ISSUES AND OPPORTUNITIES 

3.4.1 Existing Role of the Precinct 

The following observations can be made of the Precinct’s existing role as an employment area: 

• Industrial focus 
The Precinct has traditionally been, and is still to a large degree focused on industrial-type uses. This is 
underpinned by the IN2 zoning in both north and south precincts which focus on industrial-type activity, notably 
to the exclusion of commercial premises. 
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• Large format and some aged buildings 
Large format and older-style buildings in some parts of the Precinct in need of renewal and/or refurbishment 
to address market demand for contemporary and good quality space.  

• Broadening range of businesses 
There are signs the Precinct is transitioning to accommodate a wider range of business types, including those 
who require commercial-type floorspace which then results in more intense commercial activity. This is 
evidenced by property market investigations as well as observations on the employment density in the Precinct. 

• Strategic location 
The Precinct’s strategic location within Sydney’s Middle Ring in close proximity to the M5 Motorway suits a 
wide range of businesses and its proximity to Kingsgrove train station makes it accessible for workers. It is 
conceivable that occupiers service distribution networks much broader than the local region.  

• Employment beyond a local role 
The Precinct plays a local/regional employment role with approximately 27% workers living within 10km. 
Access by road and rail facilitate the Precinct’s draw from beyond a local catchment. Business occupier 
feedback from a survey (Urbis, 2016) affirm many businesses have customer/supplier dealings broader than 
the local region. 

The Precinct is subject to economic and market cycles, evidenced by high vacancy rates in the period immediately 
following the GFC. Much improved occupancy rates at present are a function of these cycles.  

3.4.2 Challenges and Issues in the Precinct  

Despite its strategic and accessible location, there are some challenges in the Precinct, conceivably constraining 
the Precinct from achieving its full economic potential. 

• Aged and older-style buildings 
Low clearance heights, lack of lift access and aged nature of some buildings. The large format of some existing 
buildings particularly in the South Precinct conceivably contributes to lower employment density per hectare. 

• Limitation on heavy vehicles 
Owing to the road network and configuration, access by heavy vehicles (B doubles and semi-trailers) is difficult. 
This accordingly limits demand to those businesses who do not require heavy vehicles to service their 
distribution network, relying on smaller rigid trucks to meet their needs. 

• Large scale redevelopment unlikely 
Unlike Greenfield sites like Macquarie Park and Norwest Business Park where large swathes of land were sold 
by a single landowner for development, such large scale development into campus-style buildings are unlikely 
to occur in brownfield/infill locations unless vacant, or close-to-vacant sites are available.  

Commercial realities dictate that many existing employment precincts will renew at an incremental pace over 
time, activity to include alterations, additions and refurbishment of existing industrial buildings. 

• Limited worker amenity 
The area immediately surrounding the Kingsgrove train station offers limited retail and urban amenity.  

• Permitted uses limited by zone objectives 
The zone objectives of the IN2 zone (under HLEP and CLEP) do not support commercial premises and hence 
businesses that have requirements beyond industrial floorspace can be precluded from the Precinct. 

• Two different sets of planning controls 
The market views the Precinct as “Kingsgrove” and does not distinguish between North and South precincts. 
By virtue of its location that straddles two LGAs, Kingsgrove is subject to two different sets of planning controls, 
requiring investors and occupiers to be aware of the implications. 
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3.4.3 Opportunities for the Precinct 

The analysis suggests the Precinct is a strategically located precinct in Sydney’s Middle Ring that could be 
intensified in use to enable it to achieve its full economic potential.  

• Accommodate higher employment density 
Our investigations demonstrate there is demand for clean and contemporary high-tech industrial strata as well 
as office space in the Precinct (both as part of industrial strata units/warehouses and stand-alone office space), 
in line with the Precinct’s transition to accommodate more business types.  

As the Australian economy continues to transition to a service economy, so too will businesses. This transition 
took place in Macquarie Park, where use of employment floorspace evolved from industrial uses (during its 
inception in the 1970’s) to include a greater mix of land uses and now Macquarie Park yields high employment 
densities.  

• Accommodate more diverse business types   
Data analysis demonstrates a decline in traditional manufacturing and wholesaling activity, particularly those 
associated with machinery, furniture, clothing and textiles. This affirms the Precinct’s transition to 
accommodate more service businesses and those that utilise knowledge and labour.  

There is an opportunity to accommodate more diverse business types, and these businesses typically require 
contemporary and good quality commercial premises.  

• Diversification of local Kingsgrove economy 
Accommodation of more diverse businesses in the Precinct will contribute to broadening the local Kingsgrove 
economy to better sustain against economic cycles.  

• Flexible land use zone  
The current land use zoning in the Precinct is IN2 Light Industrial, permitting inter alia, light industries, 
neighbourhood shops, warehouse and distribution centres. Notably, it prohibits uses like child care centres 
(though permitted in North Precinct), educational establishments and commercial premises. A more flexible 
zone permitting commercial premises would respond to demonstrated need in the Precinct.  

A more flexible business zone/s to allow for a broader range of business uses, including commercial premises 
and mixed business spaces (e.g. some retail, some office, some industrial) would support the Precinct’s 
transition to become a more intensive employment precinct.  

• Improve worker amenity/tenant requirements  
As the Precinct transitions to accommodate higher order uses and more white-collar workers, an increase in 
tenant amenity expectations will conceivably follow. Amenity requirements are important considerations for 
employers to attract and retain staff. Access to retail facilities, child care facilities, green space and lifestyle 
options (places to eat and drink) are among those factors that contribute to tenant amenity.  

The impact of tenant amenity requirements can be witnessed in Macquarie Park, where built form is not the 
only factor attracting and retaining tenants. These areas also incorporate good amenity which contributes to 
the overall appeal of the area as an employment precinct.   

• Strengthen Kingsgrove Centre 
The Kingsgrove Centre to the south of the Precinct could be revitalised to better contribute to provision of 
tenant amenity. Despite population growth elsewhere in the broader region (Canterbury and Hurstville LGAs) 
over the 2006-2011 period, employment in Kingsgrove Centre only grew modestly.  

The presence of retail anchor such as Woolworths provides an opportunity to leverage the existing catchment 
to grow and improve the retail and non-retail offer in the centre. 

• Incorporate residential uses as an enabler  
The inclusion of some residential uses in the Precinct would in the first instance support strengthening of the 
Kingsgrove Centre. Population growth drives demand for business which service local population needs (e.g. 
retail, local urban services). In order to encourage new shops and other business premises specifically within 
a walking catchment of the Kingsgrove station, residential should be considered in order to enable this to occur.  
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High existing-use values in existing urban areas can make it challenging for renewal to occur. The inclusion of 
residential uses in the Precinct would help facilitate new development. These types of mixed use development 
which co-locate residential and business uses can be observed in B7 zones in inner ring and inner city locations 
where industrial uses are complemented by a mix of business types. Where appropriate, there could be also 
opportunity for residential uses to be co-located with new retail uses (particularly around the train station) and 
play an enabling role for the Precinct to transition into high-intensity employment precinct.   
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4. FUTURE AND SUSTAINABILITY OF PRECINCT 
4.1 LAND USE OPTIONS 
Chapter 3 identifies the Precinct as an industrial-focused employment area, characterised by prevailing IN2 Light 
Industrial zoning. Analysis and investigations suggest a gradual shift in the economic structure of the Precinct away 
from traditional manufacturing activity to service-based businesses. This is in line with Australian trends and the 
Precinct’s strategic location in Sydney’s Middle Ring and its accessibility by road and rail.  

Amid relatively good occupancy levels and strong market interest, there are opportunities for the Precinct to 
intensify employment densities and for aged buildings to be renewed to meet contemporary occupier requirements. 
A mix of uses is considered in this chapter, specifically their role in supporting and sustaining the importance of the 
Precinct’s role in the future.  

4.1.1 Industrial Uses 

Sydney’s industrial market is commonly viewed in five geographic regions known as the Outer West, Inner/Central 
West, South West, North and South regions. These five regions are defined geographically by the market with 
consideration to factors such as access to transport and services, and the nature of existing and future industrial 
and employment lands. In this context, the Precinct is located in the South region (as are other precincts of 
Peakhurst, Riverwood and Padstow). Investors and developers alike evaluate investment opportunities in the 
context of the five regions, hence it is useful for this analysis to have regard for this broader market context. 

Economic growth in NSW has been supported by strong population growth, positive retail trade, record dwelling 
starts and low unemployment. The State economy has outperformed its long-term trend over the past year, growing 
at 3.5% per annum in real terms. In addition, significant infrastructure investment and upgrades to road networks 
have been the key catalysts driving growth in the industrial sector. 

New industrial development in Sydney is dominated by the Outer West region where there is access to large 
serviced Greenfield sites. Over the course of 2016 more than 60% of new industrial stock occurred in the Outer 
West region compared to circa 15% in the South region, most of which occurred in the Port Botany area (Knight 
Frank, 2016).  

Large Format Users 

Supply chain logistics companies and transport-based businesses require large facilities and access to interstate 
and intra-state road networks. Accordingly, large scale and large floorplate development is occurring in the Outer 
West and South West where large serviced allotments are readily available. These sites support heavy vehicle 
access and are attractive to, and suit transport-based occupiers. Many of these logistics and transport-based 
businesses service regions beyond metropolitan Sydney, their trucks also plying routes to regional NSW, VIC and 
QLD. 

Smaller Format Users 

In contrast, businesses who service metropolitan Sydney require locations that enable them to be proximate to 
their key markets, suppliers and employees. These businesses typically favour locations within inner and middle 
ring locations where they can service their distribution network as well as attract and retain employees of varying 
skill levels. Many of these businesses operate on a time-critical business model where swift response is required 
to remain competitive. This is particularly critical for businesses that have chiller and cold storage facilities on-board 
delivery trucks.  

In order to remain competitive and mitigate increase in business operating costs, businesses are placing increasing 
reliance on automation, technology and knowledge. The off-shoring of many traditional manufacturing activities 
over the past decades has meant much reduced need for traditional manufacturing floors, replaced by the need for 
import, logistics, wholesaling and distribution activities which could be higher in employment intensity. Many 
businesses also rely on skilled labour to value-add to product which may be manufactured offshore and imported 
back into Australia prior to distribution. 
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A corollary of the above shift in business activity has been the use of smaller format industrial and mixed business 
floorspace in areas where the cost of land is high. This trend occurred in inner ring areas (South Sydney and 
Marrickville) in the 2000’s, and is observed to be gaining traction in middle ring areas as the same shift and 
transition of business structures and activity occurs. Smaller format development types (industrial strata units in 
particular) are observed to assist with overcoming the issue of high land cost.  

4.1.2 Business Park Uses 

In NSW, ‘business park’ is a separate zone (B7) under the NSW standard LEP template, the zone having the 
following objectives: 

• To provide a range of office and light industrial uses. 

• To encourage employment opportunities. 

• To enable other land uses that provide facilities or services to meet the day to day needs of workers in the 
area. 

• To encourage industries involved in research and development. 

‘Business park’ is a term that originated from United States in the 1960’s/1970’s and was used to describe several 
buildings in a low-rise development on a greenfield site. This was often located on the city fringe, occupied by large 
tenants who need significant amounts of office space at a comparatively low price and in a pleasant countryside 
environment.  

The demand for business park space has traditionally been highest from IT firms, FMCG (fast moving consumer 
goods), telecommunications, pharmaceutical and other companies who, unlike law firms or investment banks, do 
not place as much emphasis on office location prestige. In many ways a business park combines the characteristics 
of an industrial park and an office park, the activities and appearance of the business park conveying a multi-use 
environment.  

Large Campus-style Buildings 

There are a number of business parks in Sydney and across capital cities across Australia. Many of the business 
parks in Australia had Greenfield origins, having been held under single ownership and progressively sold for 
development into large campus-style buildings, many as tenants’ corporate headquarters.  

Macquarie Park is one of Sydney’s premier business parks, having been Government owned land that was rezoned 
in the 1970’s following the establishment and growth of Macquarie University. The development of Macquarie Park 
provided research, development and commercial collaboration opportunities between Macquarie University’s 
knowledge base and businesses keen to convert research into commercial product. Over the last three decades, 
Macquarie Park has evolved to accommodate buildings that are more focused on commercial-type activities.  

Located adjacent to North Ryde, Macquarie Park accommodates both business park and office buildings, pursuant 
to a B7 Business Park and B3 Commercial Core zoning. The business park is self-sufficient with amenities including 
a hospital, library, restaurants and various local services such as a gym, sports aquatic centre, childcare centre, 
pharmacy and primary school.  

Accommodation in Macquarie Park is well sought after by blue chip occupiers, tenants include Microsoft, Oracle, 
Sony, Optus, Johnson & Johnson, Goodman Fielder, Canon, Novartis and Foxtel. 

The success and development of business parks such as Macquarie Park and Norwest Business Park (formerly 
owned by Norbrik tile manufacturing company), are borne out of their availability as Greenfield opportunities and 
sale to individual developers responding to industry need for large campus-style buildings. Location of these 
business parks proximate to the North Shore executive belt as well as the offer of some social infrastructure and 
tenant amenity have cumulatively contributed to their appeal to business. 
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Mix of Business Uses and Mix of Built Form 

While Macquarie Park and Norwest Business Park are zoned B7 Business Park, there are other employment areas 
also similarly zoned B7 but incorporating a distinctly different type of built form, not having developed from 
Greenfield land. South Sydney and Marrickville employment areas are examples of this.  

South Sydney (or Southern Employment Lands) is strategically located close to Sydney CBD, Sydney Airport and 
Port Botany. As a consequence, the area is extremely sought after for a range of business activity, including 
industrial activity (e.g. manufacturing, wholesale trade, transport and logistics related industries, warehousing) as 
well as other activity (e.g. sales/marketing, e-commerce, creative/design and professional services). 

Until recently most of Southern Employment Lands was zoned for industrial purposes (IN1 and IN2 zones). The 
emergence of new forms of business and enterprise in the area (e.g. high tech and creative industry, service retail 
and distribution activity) meant that a variety of floorspace was required close to customer bases, the airport and 
inner ring distribution networks. 

The City of Sydney responded to the evolution of business activity and in June 2015 rezoned large proportions of 
the Southern Employment Lands to B6 Enterprise Corridor and B7 Business Park to allow for a wider range of 
business activities and employment opportunities. Some land at the north western fringe was retained as IN1 
General Industrial to ensure ‘heavier and more dirty’ industrial activities that need to locate close to the City, airport 
and port could continue to do so. 

The permissibility of a wide range of business uses in Southern Employment Lands has enabled a diversification 
of the local economy and has contributed to the area’s wide appeal as a business or employment precinct. The 
built form that subsists in the area does not resemble that of Macquarie Park (which is characterised by large 
campus-style buildings), rather there is a co-location of industrial and warehouse space with retail, office and 
community facilities, many of which are in smaller format buildings. Tenant amenity is observed to be improving 
with the adaptive reuse of some warehouses to accommodate various retail uses including artisan food and drink 
providores.  

While still heavily industrial in nature and less advanced in its evolution as a business precinct than South Sydney, 
Marrickville employment area is also showing signs of accommodating not just industrial uses but a diverse range 
of service businesses. Pockets of B7 lands are found in Marrickville to provide accommodation for businesses who 
require commercial premises. Residential uses are permitted to a limited extent in the B7 zone to assist in the 
revitalisation of employment areas and to provide a transition between adjoining land use zones.  

As Sydney’s population continues to grow and push outward, it is not surprising that trends of organic evolution of 
business activity in inner ring locations will also push outward. Though the high cost of land in existing urban areas 
necessitates development and use of land in a more intensive manner than say in Greenfield locations. The 
application of residential and supporting retail uses is observed to play an important part to lift tenant amenity and 
business appeal as areas transition from being wholly industrial in nature to being a mixed enterprise/business 
areas. 

4.1.3 Activity Centre Uses 

Kingsgrove Centre grew marginally in the period 2006-2011. While it is a centre well located on the train line and 
incorporates a Woolworths supermarket, the centre could benefit from an overall revitalisation to lift its profile and 
accordingly grow the retail and non-retail offer sustainably. 

A combination of retail, commercial and residential floorspace to complement the Hurstville/Kogarah centres would 
also provide opportunities for occupiers unable to secure space in the higher order centres of Hurstville and 
Kogarah. Market activity in both these higher order centres reveal a highly competitive environment in which retail 
and commercial occupiers try and secure accommodation.  

The principles of Transit-oriented Development envisage medium to high-density mixed-use spaces around public 
transport hubs acting to constrain urban sprawl and encourage public transport use. Adequate transport 
infrastructure, good urban services and access to employment opportunities are basic factors required for 
successful uses in activity centres.  
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An elevation in the offer and desirability of Kingsgrove Centre as an activity centre would assist to provide: 

• Housing to meet need of a population expected to continue to grow. 

• Accommodation for retail, non-retail and commercial tenants in response to population need, particularly as 
the cost of accommodation in higher order centres such as Hurstville and Kogarah are moving beyond the 
affordability of some businesses. 

• Efficiency leverage to public transportation facilities already present.  

• Contemporary architecture/urban design that renews and lifts the profile of the Kingsgrove Centre overall. 

The benefits of a revitalised Kingsgrove Centre are two-fold: to revitalise an existing centre as well as improve the 
interaction and amenity that the centre can provide to the adjoining Kingsgrove Precinct that has the potential to 
intensify business activity.  
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4.2 PROJECTED FUTURE GROWTH 
Future growth expectations in the Precinct are presented in this section. Employment projections (BTS, 2014) are considered relatively dated now, however it is the most current 
data that is available.  

Table 4.1: Projected Employment Growth, Kingsgrove South, Kingsgrove North, Kingsgrove Precinct (2011-2036)  

Industry Kingsgrove South Kingsgrove North The Precinct 

2011 2036 Avg. Annual 
Change 

2011 2036 Avg. Annual 
Change 

2011 2036 Avg. Annual 
Change 

Agriculture, Forestry and Fishing - - - - 5 - - 5 500.0% 

Mining - - - - 6 - - 6 600.0% 

Manufacturing 292 292 0.0% 786 839 0.3% 1,079 1,131 0.2% 

Electricity, Gas, Water and Waste Services - 6 - 5 20 5.6% 5 26 6.7% 

Construction 258 342 1.1% 546 611 0.4% 805 953 0.7% 

Wholesale Trade 790 1,005 1.0% 459 607 1.1% 1,249 1,612 1.0% 

Retail Trade 49 68 1.3% 153 233 1.7% 202 302 1.6% 

Accommodation and Food Services 7 16 3.2% 36 48 1.1% 43 64 1.6% 

Transport, Postal and Warehousing 259 367 1.4% 521 695 1.2% 780 1,062 1.2% 

Information Media and Telecommunications 34 58 2.2% 47 81 2.3% 81 140 2.2% 

Financial and Insurance Services 20 24 0.7% 30 29 -0.3% 51 53 0.2% 

Rental, Hiring and Real Estate Services 3 4 1.6% 16 33 3.0% 19 38 2.8% 

Professional, Scientific and Technical Services 94 133 1.4% 156 220 1.4% 250 353 1.4% 

Administrative and Support Services 77 92 0.7% 72 73 0.0% 149 165 0.4% 

Public Administration and Safety 56 90 1.9% 286 442 1.8% 342 532 1.8% 

Education and Training 27 38 1.4% 216 337 1.8% 243 374 1.7% 

Health Care and Social Assistance 11 17 1.7% 42 105 3.7% 54 122 3.3% 

Arts and Recreation Services - - - 12 7 -1.8% 12 7 -1.8% 

Other Services 44 47 0.3% 195 247 1.0% 239 295 0.8% 

Total 2,022 2,601 1.0% 3,580 4,639 1.0% 5,602 7,240 1.0% 

Source: BTS (2014), AEC 

The Precinct is projected to grow by 1,638 employees (from 2011 to 2036). This represents an overall average annual growth of 1.0%. Figure 4.1 depicts the key industries 
projected to grow in employment.  
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Figure 4.1: Projected Employment Growth, The Precinct (2011-2036) 

 
Source: BTS (2014), AEC 

Key industries of growth to 2036 are largely consistent with recent growth patterns, and are: 

• Wholesale trade (198 jobs). 

• Transport, Postal & Warehousing (139 jobs) 

• Construction (170 jobs) 

• Education and Training (134 jobs). 

• Manufacturing (52). 

While BTS growth projections do not disaggregate the industries of growth beyond 1-digit ANZSIC, from our 
analysis and research we observe that growth in wholesale trade and transport, postal & warehousing employment 
will be underpinned by use of greater automation as well as the employment of more skilled labour.  

4.3 FUTURE ROLE OF THE PRECINCT  
The Precinct plays a role in accommodating a large amount of employment and economic activity. By virtue of the 
Precinct’s location close to the M5 Motorway, it is conceivable the many service businesses therein operate a 
relatively wide distribution network across metropolitan Sydney. Furthermore, the availability of rail service enables 
employees from beyond the local area to access employment opportunities in the Precinct. 

As strong population growth continues to occur in the South region, so too will household and business 
consumption which will require support by areas such as the Precinct.  

4.3.1 Continued Evolution of Industry and Business Activity 

The change in nature of industrial activity and consequently the type of floorspace needed has proven difficult for 
some industrial areas to remain sustainable. Those industrial areas that are dominated by a small number of 
industry sectors undergoing significant structural change can struggle to re-purpose specialised facilities for use 
by other industries when vacated by those industries in decline.  

The Precinct is well located off the M5 Motorway, benefits from the presence of a train station and incorporates a 
diversity of occupiers from a broad range of industries. Many of its buildings are sufficiently generic and thereby 
lending themselves to economic re-purpose. There are however, some buildings that are aged and do not meet 
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contemporary occupier requirements, requiring more significant capital expenditure to upgrade. Depending on 
specific occupier interest some larger buildings could take longer to lease.  

Land use and built form generally respond to market need and requirements, providing accommodation for the 
various functions associated with industry and business activity. The IN2 Light Industrial zoning prohibits 
commercial premises and would accordingly preclude businesses whose activities are not primarily industrial in 
nature. As demonstrated in Chapter 0, businesses are increasingly leveraging efficiencies by applying technology, 
automation and knowledge. As a result of a broadening range of business functions, so too are broader 
requirements for employment floorspace.  

Some traditionally industrial areas in inner ring suburbs are observed to have transitioned into service business 
and mixed employment precincts, a prominent example being in South Sydney. As population growth continues to 
intensify in inner and middle ring suburbs, so too will the demand for a mix of employment uses and floorspace. 
While the Precinct is dominated by industrial uses (by virtue of its traditional legacy and land use zoning), there is 
an opportunity for the Precinct to meet a greater section of employment demand. Industrial uses in inner and middle 
ring locations are increasingly co-located with a mix of business functions, i.e. those not strictly industrial in nature.  

4.3.2 Considerations for the Future Role of the Precinct 

The Precinct is well positioned to strengthen its future role. Market perception does not appear to differentiate the 
Precinct by its local government area. However by virtue of its geographical position straddling two LGAs, the 
Precinct is subject to two sets of planning controls and development standards, and unfortunately does not benefit 
from a holistic planning approach for its future and sustainability.  

The North Precinct is envisaged by the former Canterbury City Council to remain IN2 Light Industrial lands while 
the South Precinct is envisaged by the former Hurstville City Council to transition into B7 Business Park lands at a 
higher density of FSR 2:1. 

The internal road network and lot configuration does not lend the Precinct to access by heavy vehicles (including 
B doubles and semi-trailers). While this precludes large supply chain logistics and transport-based users from being 
accommodated in the Precinct, there is observed to exist healthy levels of interest from smaller users who do not 
necessarily require use of heavy vehicles. These occupiers typically require smaller format accommodation and 
service areas across metropolitan Sydney. 

In order for the Precinct to continue to contribute meaningfully to the South region in the future, we outline a number 
of matters for consideration: 

• Holistic approach to planning of Kingsgrove North and Kingsgrove South precincts to ensure a common vision 
for growth, renewal and sustainability, as well as rationalised approach to land use, built form and density 
controls. 

• Broadening of permitted uses to include mixed business activity in complement to industrial-type activity. 

• Diversification of local Kingsgrove economy for better insulation against economic cycles. 

• Revitalisation of Kingsgrove Centre to improve retail and amenity offer that will contribute to improved growth 
in the centre as well as appeal of the Precinct as a mixed business precinct. 

• Inclusion of residential uses in and around the Kingsgrove train station to contribute to revitalisation of 
Kingsgrove Centre which in turn will improve the overall amenity of the area. 

• Inclusion of residential use as an ‘enabler’ to facilitate financially feasible development as well as to serve as 
a transition between uses. 

• A genuine intensification of employee occupancies in the Precinct could result in employee density ratios 
approach those of South Sydney’s (≥100 employees per hectare). 

Strategically located and well accessible employment lands like the Precinct should be optimised in use. While the 
Precinct has traditionally been an industrial precinct, there are signs its role is transitioning to accommodate wider 
types of businesses (including those who require ‘clean’ and contemporary high-tech industrial space and 
commercial-type premises).  
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Renewal of existing buildings could enable provision of clean and contemporary floorspace as well as commercial 
premises that would meet industry need and facilitate an intensification of employment densities and enable better 
utilisation of an important asset.  

There is opportunity for the Precinct to play an even more significant economic role in the future by accommodating 
more business activity and responding to business floorspace need. A more flexible business land use zone would 
continue to support industrial uses as well as permit co-location of mixed business and enterprise uses.  

Inclusion of residential uses would encourage broadening the retail offer while generating new interest and energy, 
particularly around the Kingsgrove train station. This would contribute to revitalisation of Kingsgrove Centre as well 
as improving tenant amenity in the Precinct. To this end, retail and residential uses are considered ‘enabler uses’ 
to enable sustainable renewal and future growth of the Precinct. 

In order for the Precinct to achieve its full economic potential, future land use planning should not be undertaken 
in a vacuum, rather be undertaken on a holistic basis incorporating both North and South precincts as well as the 
Kingsgrove Centre. 

4.4 POLICY ASSESSMENT 
A Precinct that evolves into a mixed employment precinct to cater to a range of business activity would benefit from 
a strategic review and rationalisation of planning controls that apply to the Precinct as a whole. This would align to 
the actions of Goal 1 (A Plan for Growing Sydney) wherein an analysis of existing industrial land stock would 
identify “where improved and innovative planning controls will allow for the ongoing evolution of industrial activities 
to more intensive commercial activities…” 

The draft District Plan highlights that promoting the vitality and viability of centres is important to local economies 
and character of local areas. The strengthening of Kingsgrove Centre to stimulate economic activity as well as to 
enhance amenity and vibrancy associated with optimum use of the Precinct would accord with the priority of 
growing economic activity in centres. 

Critical to the Precinct’s long term sustainability and significance would be a holistic approach to its long term 
planning. Even though the Precinct (North and South precincts) is subject to IN2 Light Industrial zones under two 
planning instruments and separate development controls (as applicable), the individual vision for the future of each 
precinct is different (as articulated in the respective employment lands strategies). The former Hurstville City 
Council has an aspiration for the South Precinct to transition into B7 Business Park zone while the former 
Canterbury City Council envisages retention of the existing IN2 zone for the North Precinct. We acknowledge the 
latter position is based on old data and is somewhat dated now. 

The future role of Kingsgrove Centre is central to any land use planning strategy of the Precinct. As business 
activity transitions to accommodate higher order employment in the Precinct, tenant expectations of amenity and 
urban support services will also increase. That said, tenant amenity is important in varying degrees to different 
business occupiers.  

Superior tenant amenity is of critical importance to white collar worker and accordingly those types of businesses 
are particularly drawn to CBD environments where their employees can benefit from a high-amenity environment. 
By comparison, mixed employment precincts that incorporate a mix of white collar and blue collar workers do not 
require the same degree of amenity as white collar employees in CBD locations demand. Notwithstanding, a 
renewal of the Precinct to adequately respond to a range of business uses would enable intensification of its use 
and optimise its economic potential. 
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1 Introduction 

1.1 Background 

This study relates to the potential redevelopment of the Kingsgrove South 
Precinct (KSP) in Kingsgrove from industrial uses into a precinct of high density 
residential, commercial and other potential uses. The study seeks to investigate 
how existing and planned transport infrastructure and services can be leveraged to 
support the travel needs of the site.  

The population of Sydney is forecasted to experience significant growth, from 4.7 
million currently to about 8.5 million in 2061. The Sydney CBD will remain a 
major employment centre in the future and access to the CBD from all over the 
metropolitan area will remain crucial for Sydney to function properly. 
Additionally, employment districts and centres throughout Sydney are planned to 
increase. As the Sydney railway network provides strong transport opportunities 
now and in the future, urban renewal and intensification around current train 
stations allows for urban growth adjacent to strong and fast transport connections 
to key employment areas.  

The development of dense employment and residential precincts adjacent to 
strong public transport links aligns with NSW Government planning policy to 
cater for the housing and employment needs of existing and future populations in 
a sustainable manner.  

1.2 Site Location 

The KSP is a predominantly light industrial district that is well connected to jobs 
and services in Sydney. The site has the unique advantage of being located next to 
Sydney’s passenger train network at Kingsgrove Station as well as the M5 
Motorway that will also benefit from future infrastructure improvements such as 
Westconnex. 

The KSP is located between the M5 motorway and the T2 East Hills and Airport 
Line, directly west of Kingsgrove station. See Figure 1. 
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Figure 1 Location of Kingsgrove South Precinct 

1.3 Study Objectives 

Arup has been engaged by the Kingsgrove South Land Owner Group to examine 
the following: 

Existing and future travel patterns 

 For residents and employees in Kingsgrove, to understand current and likely 
future travel patterns (eg travel mode, origins and destinations).  

 Estimate the size of future trips generated by new development on site.  

 Articulate the unique location of Kingsgrove with respect to the rail, bus, road 
and active transport networks. 

Infrastructure networks 

 Understand current and future access arrangements by road, in particular in 
relation to the M5 and Westconnex, as well as limitations for B-Double access 
into the precinct. 

 Understand current and future access arrangements by public transport (rail 
and bus), including opportunities for increased patronage.  

 Understand constraints and opportunities for pedestrian and cycling networks 
and facilities. 

Assessment of suitability of Kingsgrove as a site for intensification 

 Compare of future travel demand and infrastructure opportunities  
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2 Travel patterns and profile 

This chapter examines the existing travel patterns and profile for KSP and the 
surrounding Kingsgrove area in order to understand how, where, and why people 
travel to and from the precinct.  

KSP is located adjacent to passenger rail infrastructure and as such features higher 
levels of public transport use compared to other areas of Sydney. Furthermore, the 
nearby location of the Kingsgrove Town Centre promotes sustainable travel – 
particularly by walking and cycling to and from KSP.  

2.1 Travel profile for KSP 

People travel for a range of reasons in order to participate in society. Travel during 
the peak periods is an important consideration as it is the time when transport 
networks are the most constrained. In this regard, insights into the way people travel 
to access work are very important. Work travel only accounts for between 15 and 
20 per cent of trips, although these trips are generally longer, and more likely to be 
made at the busiest times of the day.  Table 1 shows the expected travel profile for 
KSP, including an estimation of the types of modes that will be used to undertake 
travel for a range of purposes. As a proposal for the KSP develops, this can be 
updated to provide more specific travel estimates.  

Table 1: Expected travel profile for KSP 

Purpose of travel and 
expected share of travel.  

Expected patterns and mode choice 

Commute (14%) Time: Strong peak intensity of trips.  

Location: East-bound towards city is a predominant 
movement.  

Mode: Higher public transport use than many areas of Sydney. 
Examined in detail in the following section.  

Work-related business 
(5%) 

Time: Travel throughout the day. 

Location: Range of locations 

Mode: largely driving and public transport focus.  

Education / Childcare 
(9%) 

Time: Extended weekday morning and afternoon peak (6-9am, 
2-6pm) 

Location: Travel to nearby schools and child care within 5km. 
University travel predominantly city-bound 

Mode: Strong public transport focus for university and high 
school students. Driving and walking to schools. 

Shopping (16%) Time: Limited peak movements, stronger weekend demand 

Mode: Active transport and driving focus 

Location: Many trips to Kingsgrove Town Centre 

Social / recreation (29%) Time: Limited peak movements, stronger weekend demand 

Mode: Range of modes  

Location: Local focus, but also throughout Sydney 
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Purpose of travel and 
expected share of travel.  

Expected patterns and mode choice 

Personal business (6%) Time: Limited peak movements, stronger weekend demand 

Mode: Range of modes  

Location: Local focus, but also throughout Sydney. 
Kingsgrove Town Centre, Hurstville and Bankstown likely 
locations.  

Other (3%) Range of locations and modes.  

2.2 Work-related travel patterns 

2.2.1 Travel mode split 

As explained in the previous section, between 15 and 20% of trips made on a 
typical weekday are work related. The 2011 Australian Census provides detailed 
data to examine the work-related travel patterns and mode choice of residents in 
Kingsgrove. Figure 2 shows the work-related mode share of Kingsgrove residents 
and the mode share of people working in Kingsgrove.  

  

Figure 2 Travel mode splits for residents living in Kingsgrove (left) and workers 
working in Kingsgrove (right)  

Source: Journey to Work 2011, BTS 
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Currently, the trip size of commuters coming to Kingsgrove (5,861) is larger than 
people leaving (4,436) however is expected to change as development occurs in 
the area. Currently, 22% of commuter trips leaving Kingsgrove are made by train, 
which is high compared to the average of the metropolitan area of Sydney (12%), 
and demonstrates the positive impacts of direct access to Kingsgrove Station on 
travel choices.  

Of commuter trips that access Kingsgrove for work, about 80% travel by car and 
8% by train. There are two reasons that are likely to account for this. Firstly, 
parking in Kingsgrove is largely free of charge and there are available parking 
spaces within walking distance of key employment locations. Secondly, the 
locations of many workers coming to Kingsgrove have slower and less frequent 
public transport connections to Kingsgrove, making travel by car more convenient 
in many cases. The spatial patterns of workers are discussed in more detail in the 
following section.  Despite some bus routes serving Kingsgrove, trips made by 
bus only account for 2% of overall trips. 

2.2.2 Spatial travel patterns 

Commuters travelling to and from Kingsgrove have smaller average trip lengths 
(10.5 km) than on average in Sydney (14.9 km), demonstrating that many 
Kingsgrove trips are local.  

Commuters arriving in Kingsgrove mostly come from local areas to the north, east 
and south of Kingsgrove, such as Canterbury, Hurstville and Kogarah-Rockdale. 
See Figure 3.  

 

Figure 3 Ten largest origin locations for people working in Kingsgrove 

Source: (Journey to Work ‘11).  
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Commuters leaving Kingsgrove mostly work in areas north east of Kingsgrove. 
Sydney Inner City takes up 25% of those trips. See Figure 4. 

 

Figure 4 Ten largest destinations for residents living in Kingsgrove  

Source: (Journey to Work ‘11).  

2.2.3 Wolli Creek: an example for Kingsgrove 

Wolli Creek, about five kilometres east of Kingsgrove and is also located on the 
T2 East Hills and Airport Line. The precinct has undergone a transformation from 
industrial precinct to a high-density residential and commercial precinct with a 
vibrant community. The travel patterns of Wolli Creek (Figure 5) can be seen as a 
possible future scenario for Kingsgrove given the comparable location and 
similarities to the development proposed at the KSP.  

 

Figure 5  Travel mode splits for residents living in Wolli Creek (left) and workers 
working (right) in Wolli Creek (right)  

Source: (Journey to Work 2011, BTS). 
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Wolli Creek residents predominantly use the train to go to work (57%) and have a 
low share of vehicle drivers (35%), demonstrating the opportunities for 
Kingsgrove to support development with lower impacts on the road network than 
other locations. The share of commuters travelling into Wolli Creek by train is 
also much larger (20% vs 8% in Kingsgrove) due to the large numbers of workers 
in the area. There is also are also lower shares of people driving to work at Wolli 
Creek than in Kingsgrove (68% vs 80%).   

Although Wolli Creek is closer to the Sydney CBD and therefore more attractive 
as a place to work, it is important to note that: 

a) the share of people commuting to Sydney CBD from Wolli Creek is 48%, as 
opposed to 24% in Kingsgrove, and  

b) the share of commuters leaving Wolli Creek is about three times as big as 
commuters travelling into Wolli Creek.  

This demonstrates a likely increase for Kingsgrove of commuters travelling into 
the city by train. 
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3 Existing infrastructure and opportunities 

 

The site has the unique advantage of being located next to Sydney’s passenger 
train network at Kingsgrove Station as well as the M5 Motorway that will also 
benefit from future infrastructure improvements such as Westconnex. This is 
illustrated in Figure 6 below. 

 

Figure 6: Transport network surrounding the KSP 

 

  

The KSP is uniquely located given how it served by multiple bus routes that 
connect to the surrounding precinct and key employment centres, it’s 
proximity to a heavy rail station as well as it’s accessibility to the Sydney 
motorway network. This provides the site with the ability to leverage off 
existing and planned regional transport infrastructure. 
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3.1 Railway network 

3.1.1 Existing network 

Kingsgrove Station is located on the T2 Airport Line, part of the T2 Airport, Inner 
West and South line, connecting Campbelltown, Sydney Airport and Sydney 
CBD. From approximately 5 AM to 12 AM, Kingsgrove Station has four all-stops 
services per hour in each direction. The Airport Line also accommodates express 
trains, with various stopping patterns, all skipping Kingsgrove Station.  

  

Figure 7 Travel times to stations on T2 East Hills and Airport Line 
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In a broader context, Figure 8 illustrates the key centres accessible within 30 
minutes of the KSP. This demonstrates the significant level of public transport 
accessibility from the site. 

 

Figure 8  Centres accessible within 30 minutes via public transport  
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To understand existing capacity and crowding on the T2 Airport Line, Train 
Patronage data has been analysed for express trains( July 2016)1.  

 

Figure 9: Available seats at Wolli Creek Station  

The available seats at Wolli Creek station provide an indication of potential 
‘down-stream’ capacity limitations on the rail network. Times are based on arrival 
time at Central Station. 

On average, Revesby Station, Wolli Creek Station and Green Square station have 
high average crowding levels in the morning peak hour. Analysis indicates that 
there approximately 900 spaces available on the four trains that serve Kingsgrove 
Station when they arrive at Wolli Creek Station which indicates additional 
capacity for development.  

 

  

                                                 
1 For analysis, it has been assumed Millenium train sets are used on this line, carrying a capacity of 
904 seats, resulting in average available seats and standing places.  
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Desktop analysis of current train capacity and loading suggests that city-
bound trains arriving at Kingsgrove in the morning peak have large amounts 
of additional capacity. Noting that train capacity challenges often occur 
closer to the Sydney CBD, we note that these trains have approximately 900 
available spaces (across the peak hour) when arriving Wolli Creek. There is 
significant additional capacity westbound in the morning peak to 
accommodate future development.  
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3.1.2 Opportunities 

The proximate location of the KSP site nearby to Kingsgrove Station and 
connections to the city provides a strong opportunity to establish a sustainable 
travel profile and minimise road network impacts of new development. 

Kingsgrove is currently located on the T2 Airport Line and is served by four all-
stops trains per hour between Revesby and the Sydney City Centre. There are 
currently a range of train services that express past Kingsgrove in order to provide 
a more direct and fast service for customers from south-western Sydney. There is 
an opportunity to provide a greater level of service to Kingsgrove to serve future 
demands in the area.  

The Western Sydney Rail needs study identifies the potential for a future metro-
style rail service between Revesby and the Sydney CBD via Sydney Airport. This 
has the potential to provide significant additional capacity and level of service to 
Kingsgrove Station.  

 

Figure 10: Western Sydney rail options 

Source: Western Sydney rail needs study (Transport for NSW)  
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3.2 Road network 

 

3.2.1 Existing network 

The KSP is bordered by the M5, a major motorway connecting West Sydney with 
Sydney Airport and the Sydney CBD. King George Road (west of the KSP) and 
Bexley Road (east) are both major North-South highways. The main entry and 
exit point to the M5 for Kingsgrove is via Kingsgrove Road.  

One of the primary constraints for road access in the precinct is the ability for 
traffic to access the M5 motorway via Kingsgrove Road. The length of the right 
turn lanes from Kingsgrove Road onto the M5 is often insufficient to 
accommodate the level of traffic demand. 

See Figure 11 for the road network around Kingsgrove 

 

Figure 11 Road network around Kingsgrove 

  

The KSP has strong access to Sydney’s regional road network and is located 
adjacent to access ramps for the M5 Motorway. Road access will be further 
enhanced upon completion of the WestConnex project. 
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Based on real time data taken from ‘Here Maps’, Figure 12 below indicates the 
wide catchment accessible within a 30 minute drive of the site. 

 

Figure 12  Areas accessible within 30 minutes via private vehicle 

In the future, road access to the precinct will be enhanced via new the 
WestConnex Motorway, with entry to the tunnel via King George Road. Further, 
the existing interchange at King Georges Road and the M5 is currently being 
upgraded and is scheduled for completion in 2017. 

 

Figure 13: Access to new M5 tunnel at Kingsgrove 
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3.2.2 Opportunities 

The existing uses within the KSP is likely to generate in the order of 800 vehicle 
trips in the commuter peak hours. Of these, a significant number would be heavy 
vehicles associated with the industrial uses of the site, which has greater impacts 
on the road network compared to standard passenger vehicles. This existing level 
of traffic is equivalent to the development of approximately 5,500 residential 
units. Therefore development at this scale would simply offset the existing level 
of traffic generated by the site. 

Development yields beyond those noted above could be accommodated through 
improvements to the local road network. This may be in the form of minor 
upgrades to improve capacity at certain ‘pinch points’, or providing additional 
connections to the regional road network. 

The renewal of a site at the scale of the KSP provides the opportunity to deliver 
local road upgrades through infrastructure funding mechanisms if development of 
higher value land use occurs at the precinct. Any potential issues associated with 
increased density of jobs / housing in the precinct would be detailed in subsequent 
planning proposals or development applications. 

With the enhancement of the road network around Kingsgrove, particularly 
through the provision of the new M5 tunnels, development of the KSP will have 
the benefit of high quality access to the local and regional road network. 

3.2.3 Heavy vehicle constraints 

Major roads surrounding the KSP currently permit B-doubles truck access. 
However Kingsgrove Road nor any other road in KSP are part of the GML 
network, excluding 25m/23m B-Doubles and 19m vehicles (over 50 Tonnes) from 
accessing to the KSP. This would likely preclude major industrial uses from 
occupying the current Kingsgrove South Precinct, as successful industrial areas 
require 25m truck access. Not having this can increase freight costs 25% on 
particular products. The new Westconnex ramps at Kingsgrove will not be 
designed to accommodate access by B-Doubles. 

 

Figure 14 B-Double routes surrounding KSP 

(green routes indicate access is permissible by B-Double trucks)  
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3.3 Bus network 

 

3.3.1 Existing network 

Bus routes 490 and 492 pass KSP on the east side via Kingsgrove Road. Both 
routes provide access to other railway lines connecting to the city. Both routes 
connect to Campsie (Bankstown line) and Burwood (Main suburban line) to the 
north. To the south, route 490 connects to Hurstville Station and route 492 
connects to Rockdale (both on the Illawarra line). From the Kingsgrove bus depot 
just north of the M5, several bus routes depart northwards. Additionally, shopper 
lines (such as routes 493) provide local, infrequent off-peak connections. 
Currently no metro (M) buses run up Kingsgrove Road. 

See Figure 15 for the bus network in Kingsgrove. 

 

Figure 15 Bus network around Kingsgrove and their frequencies. 

  

The KSP is served by multiple bus routes that connect to the surrounding 
precinct and key employment centres. 

The two bus routes that currently terminate at the Kingsgrove Bus Depot 
(approximately 500m north of the site) could potentially be extended 
southwards to directly service the Kingsgrove South Precinct  
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3.3.2 Opportunities 

Whereas the Airport rail line connects Kingsgrove to the Sydney City Centre, bus 
routes 490 and 492 generally provide north-south connections throughout the 
district and provide a feeder service to train stations on the T1, T2 and T3 rail 
lines. In 2024, the upgrade of the T3 Bankstown Line is planned to be finished, 
providing even more frequent and faster services to Sydney Metro that will 
replace the Bankstown line in 2024. The strong public transport framework, 
together with current low patronage, brings large opportunity for intensification 
and integration.  

The two bus routes that currently terminate at the Kingsgrove Bus Depot 
(approximately 500m north of the site) could potentially be extended southwards 
to directly service the Kingsgrove South Precinct  

3.4 Pedestrian and cycle network 

 

3.4.1 Existing network 

Kingsgrove Road is the key access road for both pedestrians and cyclists to the 
KSP. The main east to west axis consists of Vanessa St and Commercial Road. On 
the north side of the KSP there are off-street east to west connections along the 
railway line. Kingsgrove Station is located directly next to the KSP on the corner 
of Kingsgrove Road and Commercial Road, and minutes walking away from 
Kingsgrove Centre. 

See Figure 16 and Figure 17 for the main active transport networks and walking 
catchments in the south west and east corner of the KSP. 

  

There are good opportunities to encourage walking and cycling access to and 
from the site, particularly to the nearby Kingsgrove centre, and further afield 
to Hurstville. Currently the railway line and motorway reservation create 
barriers to access for people walking and cycling.  
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Figure 16: Walking catchments from the south west corner of the KSP 

 

Figure 17: Walking catchments from the east of the KSP. 

The motorway corridor and railway corridor adjacent to the site create barriers 
that limit north-south movement by walking and cycling. An underpass under the 
M5 Motorway facilitates some connectivity, including connections to Roselands 
and Lakemba.  

Currently, the footpaths around Kingsgrove Station can potentially cause 
problems for mobility impaired persons. The footpath from Commercial Road 
going to Kingsgrove Station is very steep and narrow 

3.4.2 Opportunities 

There is an opportunity to upgrade Vanessa Street and Commercial Road to have 
higher pedestrian amenity, accommodating the likely significant increase in 
pedestrian flows from KSP to Kingsgrove Station. Additionally, providing a safe 
(on road or off-road) cycle route along the railway line as well as formalising and 
increasing of the bicycle storage near Kingsgrove Station itself would encourage 
more bicycle trips towards the station from the surrounding areas. 
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4 Summary 

The Kingsgrove South Precinct represents a desirable location for the 
development of a compact, high density precinct for a number of reasons: 

 The development of dense employment and residential precincts adjacent to 
strong public transport links aligns with NSW Government planning policy to 
cater for the housing and employment needs of existing and future populations 
in a sustainable manner.  

 The site has the unique advantage of being located next to Sydney’s passenger 
train network at Kingsgrove Station as well as the M5 Motorway that will also 
benefit from future infrastructure improvements such as Westconnex. 

 The location has the potential to have strong public transport use. It is close to 
Kingsgrove Station and the T2 – Airport Line of the Sydney Trains network. It 
is also served by multiple bus routes that connect to the surrounding precinct 
and key employment centres. 

 Desktop analysis of current train capacity and loading suggests that city-bound 
trains arriving at Kingsgrove in the morning peak have large amounts of 
additional capacity. Noting that train capacity challenges often occur closer to 
the Sydney CBD, these trains have approximately 900 available spaces (across 
the peak hour) when arriving Wolli Creek. There is significant additional 
capacity westbound in the morning peak to accommodate future development.  

 Buses have been observed to have significant additional capacity in both 
directions.  

 The site has strong access to Sydney’s regional road network and is located 
adjacent to access ramps for the M5 Motorway. Road access will be further 
enhanced upon completion of the WestConnex project with the provision of 
the new M5 tunnels and upgraded interchange at King Georges Road 

 There are good opportunities to encourage walking and cycling access to and 
from the site, particularly to the nearby Kingsgrove village centre, and further 
afield to Hurstville.  

 The existing uses within the KSP is likely to generate in the order of 800 
vehicle trips in the commuter peak hours, of which a significant number are 
heavy vehicles. This existing level of traffic is equivalent to the development 
of approximately 5,500 residential units. 

 The renewal of a site at the scale of the KSP provides the opportunity to 
deliver local road upgrades through infrastructure funding mechanisms if 
development of higher value land use occurs at the precinct.  
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